
DEPARTMENT OF COMMUNITY
AND ECONOMIC DEVELOPMENT

Cityof

ENVIRONMENTAL REVIEW COMMITTEE REPORT AND

ADMINISTRATIVE SITE DEVELOPMENT PLAN REPORT & DECISION

A. SUMMARY AND PURPOSE OF REQUEST

ERC MEETING DATE: February 9, 2015

Project Name: Kiddie Academy Child Day Care Center

Owner: Honggang Fan; 1616 198th P1 SE; Sammamish WA 98075

Applicant/Contact: Paul Franks, Paul Franks Architecture; 14711 NE 29th P1, #118; Bellevue WA 98007

File Number: LUA15-000021, ECF, SA-A

Project Manager: Kris Sorensen, Associate Planner

Project Summary: The applicant is requesting Environmental (SEPA) Review and Administrative Site

Plan Review for a new two-story building at the subject site 353 Bremerton Ave NE
within the Commercial Arterial (CA) zone. The subject vacant property is located
south of the NE 4th s and Bremerton Ave NE street intersection on the west side

of Bremerton Ave NE. The site is 31,243 sf in area and the proposed building
would contain 12,548 sf split between the two floors for the development of a
children’s day care center. Other site improvements include play areas with play

structures, vehicle parking, monument sign, pedestrian plaza, and landscaping.

Existing vehicle access to the site is provided from NE 4th St and Bremerton Ave
NE. Existing street improvements within Bremerton Ave NE right-of-way were
approved to be retained through a city modification approval. The site is located
in the City’s aquifer protection area and no other critical areas are identified on

the property.

Project Location: 353 Bremerton Avenue NE

Site Area: 0.72 acres, 31,243 sf Proposed New Bldg. Area (gross): 12,548 sf

STAFF Staff Recommends that the Environmental Review Committee issue a
RECOMMENDATION: Determination of Non-Significance (DNS-M).

Project Location Map ERC and Site Plan Report_Final Kiddie Academy
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B. EXHIBITS: I
Exhibit 1 Environmental Review Committee Report

Exhibit 2 Project Narrative

Exhibit 3 3-D Conceptual Building Models, Sheet SPR-6.3, dated 1/12/15

Exhibit 4 Elevations, Sheet SPR-6.1 & 6.2, dated 1/12/15

Exhibit 5 Building Sections, Sheet SPR-5.1, dated 1/12/15

Exhibit 6 Topographic Map & Survey, Sheet C2

Exhibit 7 Site Plan, “Site Development Plan,” Sheet SPR-2.1, dated 1/12/15

Exhibit 8 Aerial

Exhibit 9 Floor Plans, Sheet SPR-4.1.1 & 4.1.2, dated 1/12/15

Exhibit 10 Generalized Utilities, Conceptual Grading, and Drainage Control Plan, Sheet SPR-C1

Exhibit 11 City’s Street Improvement Modification Request Approval, letter to Mr. Cayton, dated
8/9/11

Exhibit 12 Landscape Plan, Sheet SPR-L1

Exhibit 13 Critical Area Aquifer Protection Zone

Exhibit 14 Geotechnical Study, prepared by Solutions NW LLC, dated 12/19/14

Exhibit 15 Storm Drainage Report, prepared by CORE Design, dated 1/9/15

Exhibit 16 Traffic Impact Analysis, prepared by Traffic Consulting NW, dated 8/9/07

Exhibit 17 Traffic Impact Analysis Update & Signal Warrant Analysis, prepared by Parametrix, dated
1/14/ 15

Exhibit 18 Environmental Checklist

Exhibit 19 Neighborhood & Zoning Map

Exhibit 20 Short Plat LUA12-012

Exhibit 21 Site Plan Approval LUAO8-013

Exhibit 22 Fence & Garbage Enclosure Detail, Sheet SPR-3, dated 1/9/15

Exhibit 23 Building Roof Plan, Sheet SPR-4.4, dated 1/12/15

Exhibit 24 City Transportation Division Email, From Bob Mahn, dated 1/15/15

Exhibit 25 Plan Review Comments

Exhibit 26 Design District Checklist

C. HISTORICAL/BACKGROUND: I
Action Land Use File No. Ordinance No. Date

Comprehensive Plan N/A 5099 11/01/2004

Zoning N/A 5100 11/01/2004
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Annexation - Dochnahl N/A 3946 10/16/1985

Site Plan Approval — LUA08-013 N/A 06/05/2008

Multiple commercial
buildings

Short Plat Approval — Two LUA12-012 N/A 12/05/2012

lots created

D. PUBLIC SERVICES:

1. Existing Utilities

a. Water: This project is served by the City of Renton. There is an existing 12-inch water main (water

plan no. W 3475) located within a 15-foot easement along the north property line. The 12-inch

water main can deliver approximately 2,500 gpm at 20 psi residual pressure. The static water

pressure is 65 psi at elevation 414 feet. There is also an existing 8-inch main in Bremerton Ave NE

that can deliver 2,500 gpm. The project is within the City of Renton’s Highlands 565 zone water

service area. There are 2 hydrants within 300 feet of the site and each hydrant can deliver 1,000

gpm.

b. Sewer: Sewer service is provided by the City of Renton. There is an existing 8-inch sewer main in

Bremerton Ave NE.

c. Surface/Storm Water: There is a drainage conveyance system on the site.

2. Streets: There are existing frontage improvements fronting the site in Bremerton Ave NE.

3. Fire Protection: City of Renton Fire Department.

E. APPLICABLE SECTIONS OF THE RENTON MUNICIPAL CODE:

1. Chapter 2 Land Use Districts

a. Section 4-2-020: Purpose and Intent of Zoning Districts

b. Section 4-2-070: Zoning Use Table

c. Section 4-2-120A: Development Standards For Commercial Zoning Designations

2. Chapter 3 Environmental Regulations and Overlay Districts
a. Section 4-3-080: Critical Areas Regulations
b. Section 4-3-100: Urban Design Regulations

3. Chapter 4 Property Development Standards

a. Section 4-4-030: Development Guidelines and Regulations

b. Section 4-4-040: Fences and Hedges Regulations
c. Section 4-4-070: Landscaping
U. Section 4-4-075: Lighting, Exterior On-Site

e. Section 4-4-080: Parking, Loading and Driveway Regulations

f. Section 4-4-090: Refuse and Recyciables Standards

g. Section 4-4-095: Screening and Storage Height/Location Limitations

h. Section 4-4-130: Tree Cutting and Land Clearing Regulations

4. Chapter 6 Streets and Utility Standards
a. Section 4-6-060: Street Standards

5. Chapter 9 Procedures and Review Criteria

a. Section 4-7-200: Site Plan Review

ERC/Site Plan Report
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6. Chapter 11 Definitions

F. APPLICABLE SECTIONS OF THE COMPREHENSIVE PLAN:

1. Land Use Element

2. Community Design Element

G. ENVIRONMENTAL REVIEW I
In compliance with RCW 43.21C.240, the following environmental (SEPA) review addresses only those project

impacts that are not adequately addressed under existing development standards and environmental

regulations.

1. Environmental Threshold Determination

Based on analysis of probable impacts from the proposal, staff recommends that the Responsible Officials:

Issue a DNS with a 14-day Appeal Period.

2. Mitigation Measures

1. The applicant shall comply with the recommendations included within the “Geotechnical Engineering

Study,” prepared by Earth Solutions NW LLC, dated December 19, 2014.

2. The applicant shall contract with a Geotechnical engineer in order to verify that the earthwork,

foundation and other recommendations have been properly interpreted and implemented in the

design and engineering plan documents. Geotechnical monitoring services shall also be provided

during construction covering inspections as recommended in the geotechnical report.

3. The applicant shall provide a fill source statement for fill used at the site for project development to be

submitted with the construction permit application.

3. Environmental Impacts

The Proposal was circulated and reviewed by various City Departments and Divisions to determine whether

the applicant has adequately identified and addressed environmental impacts anticipated to occur in

conjunction with the proposed development. Staff reviewers have identified that the proposal is likely to

have the following probable impacts:

a. Earth

Impacts: The site is generally flat with a 4-foot relief from the northeast to the southwest corner of the site.

Overall average slope of the site is 1.7 percent (Exhibit 6). There are four trees on-site along the Bremerton

Ave NE right-of-way and minimal vegetation consisting of grass and general groundcover due to clearing for

a previously approved land use action (Exhibit 21). A retaining wall is located along the westerly boundary

(Exhibit 6). Along the Bremerton Ave NE easterly property line, there is an approximate 2 to 3-foot slope

down to the street right-of-way, where the subject site is perched above street and sidewalk grade.

Following development, impervious surface coverage will be approximately 60 percent (Exhibit 10).

The site is generally comprised of a surficial layer of fill, six inches in depth over medium dense to very

dense native glacial till deposits, according to the Geotechnical Engineering Study, prepared by Earth

Solutions NW LLC, dated December 19, 2014 (Exhibit 14). The geotechnical report reviewed and references

data from a previous geotechnical study prepared by the same Earth Solutions NW LLC for the site in

October 2007. The 2007 report was provided when the subject site was combined with the property to the

north where a bank is currently located and multiple buildings were approved for development under Site

Plan Review (LUAO8-013...). Ultimately only the bank was constructed, although a building pad and utilities

ERC/Site Plan Report
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were installed on the subject site where a multi-story commercial building was approved via LUAO8-013.

Recently, the two lots were subdivided in 2012 through LUA2-012 short plat (Exhibit 20).

In December 2014, two soils test pits were investigated to a maximum depth of 2.5 feet below existing

grade where refusal on dense native soil was encountered. In the 2007 soils investigation, the geotechnical

report identified that the test pits were explored to a depth of approximately 5 feet. The topsoil

encountered at all test pit locations are characterized as a dark brown organic rich surficial layer

approximately 6 inches in depth. According to the 2014 geotechnical report, minor fill was most likely

placed during construction of Key Bank in 2008. Ground water was not observed in either the 2007 or 2014

soil investigations although the 2014 geotechnical report states that groundwater seepage should be

expected in underground utility excavations for the development of the site (Exhibit 14, page 3).

Excavation is estimated at approximately 150 cubic yards based on the submitted Environmental Checklist

(Exhibit 18, page 5). A grading plan has been submitted (Exhibit 10) identifying that the proposed site grade

would be approximately the same grade as currently exists. The estimated amount of fill is not identified in

either the geotechnical report or Environmental Checklist.

Prior to grading of the subject site, stripping of surface vegetation and organic rich topsoil deposits of

approximately 2 to 4 inches in depth is necessary according to the “Site Preparation and Earthwork”

subsection of the geotechnical report (Exhibit 14, page 4). According to the geotechnical report, grading

activities and preparation of building and pavement subgrade areas will likely be limited to cutting grades

to foundation subgrade elevation and minor areas of cuts and fills.

The geotechnical report states that the site is suitable for the proposed project, given the

recommendations of the 2014 geotechnical report are followed (Exhibit 14, Cover letter dated December

19, 2014). Recommendations are for earthwork, site preparation, structural fill, erosion control,

foundations, slab-on-grade floors, retaining walls, excavations and slopes, seismic considerations, drainage,

utility trench backfill, and pavement sections. Additionally, the report recommends use of a geotechnical

firm during construction phase for quality control services including geotechnical engineering and soil

testing services for possible review of project elements such as temporary cut slopes or shoring and

observation and verification of fill materials. Therefore, staff recommends a mitigation measure that the

applicant comply with the design recommendations within the “Geotechnical Engineering Study,” prepared

by Earth Solutions NW LLC, dated December 19, 2014.

Additionally, due to the geotechnical report recommendation and specifications for site preparation and

construction, staff recommends the applicant contract with a Geotechnical engineer in order to verify that

the earthwork, foundation and other recommendations have been properly interpreted and implemented

in the design and engineering plan documents. Geotechnical monitoring services shall also be provided

during construction covering inspections as recommended in the geotechnical report.

Mitigation Measures:

1. The applicant shall comply with the recommendations included within the “Geotechnical Engineering

Study,” prepared by Earth Solutions NW LLC, dated December 19, 2014 (Exhibit 14).

2. The applicant shall contract with a Geotechnical engineer in order to verify that the earthwork,

foundation and other recommendations have been properly interpreted and implemented in the

design and engineering plan documents. Geotechnical monitoring services shall also be provided

during construction covering inspections as recommended in the geotechnical report (Exhibit 14).

Nexus: SEPA Environmental Regulations, RMC 4-4-060 Grading, Excavation and Mining Regulations

b. Water

I. Storm Water

ERC/Site Plan Report
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Impacts: The site falls within the Peak Rate Flow Control Duration Standard, Forested Conditions. The

subject site is a result of a two lot commercial short plat. A drainage report and drainage plans were

submitted, reviewed, and approved in 2008. An underground combined detention vault is sized to meet the

City’s current drainage requirements with the development of the subject site.

A Preliminary Storm Drainage Report was submitted with the site plan application, prepared by CORE
Design, dated January 9, 2015. The second page of the report is a letter that serves as a “Drainage
Memorandum” and outlines how the subject site complies with the 2009 King County Surface Water
Drainage Manual (KCSWDM) (Exhibit 15, page 2). The memorandum states that the proposed development
would utilize the existing stormwater detention/water quality vault that was previously constructed. The
letter states the stormwater facility was constructed as part of the previous 1.45-acre site development
when Key Bank and a multi-story office structure were proposed. Had both the bank and the 3-story office
building been constructed, the site would have had approximately 1.27 acres of impervious surface
between building coverage and parking areas and 0.18 acres pervious area. The impervious surface
currently being proposed through the subject project, including what exists on the developed Lot 1/Key
Bank property, is 0.98 acres. According to the storm drainage analysis, the proposal equates to 0.29 acres
less impervious area than the previous full build out concept previously approved by LUAO8-013 (Exhibit 15,

page 2). The memorandum does not recommend additional storm analysis as the existing vault would
provide the necessary storage, flow control, and water quality for Lot 2/Kiddie Academy to meet the 2009
KCSWDM standards, as long as the all development on Lot 1 and Lot 2 of the short plat do not exceed the
previously approved development.

Mitigation Measures: No further mitigation recommended.

Nexus: Not applicable.

II. Aquifer

Impacts: The subject site is located within the Aquifer Protection Zone 2 (Exhibit 13). The overall purpose of
the aquifer protection regulations is to protect aquifers used as potable water supply sources by the City
from contamination by hazardous materials. Some uses are restricted that store, handle, treat, use, or
produce substances that pose a hazard to groundwater quality. Therefore, staff recommends a mitigation
measure that if fill is used for project development, a fill source statement would be required.

Mitigation Measures: For fill used for project development, a fill source statement is required to be
submitted with the construction permit application.

Nexus: SEPA Environmental Regulations, RMC 4-3-080 Critical Areas and Aquifer Protection Regulations.

c. Transportation

Impacts: A Signal Warrant Analysis and Updated Traffic Impact Analysis Report, prepared by Parametrix,
dated January 14, 2015 was submitted with the application (Exhibit 13). The technical analysis supplements
the previous 2007 Traffic Impact Analysis Report (TIA) that was prepared by Traffic Consulting Northwest,
dated August 9, 2007, for the development of Key Bank and the other proposed commercial structure
(Exhibit 16). The January 2015 analysis states that to determine trip generation, Parametrix was provided
trip generation estimates by Kiddie Academy, a nationwide daycare franchise, using the experience of other
Kiddie Academy sites. The analysis also used ITE Trip Generation Manual for day care centers for
comparison purposes (Exhibit 17, page 2). The 2015 traffic study anticipates the project to generate
approximately 61 additional daily trips in the AM Peak Hour and 63 additional trips in the PM Peak Hour
(Exhibit 17, page 3, Table 2). The hA analysis finds that 50 to 60 percent of the daycare students reside in
the large network of neighborhoods located to the south of NE 4th Street and the analysis assumes that 50
percent of the trip generation estimates are considered pass-by in nature, meaning that the pass-by
vehicles would be already using the NE 4th and Bremerton Ave NE intersection and would simply stop by the

daycare on their way to and from work without diverting from their original travelled way.

ERC/Site Plan Report
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The Parametrix study also provided analysis of the intersection at NE 4th s and Bremerton Ave NE to

determine whether a traffic signal would be requited. Ultimately, the analysis states that the addition of

the Kiddie Academy development will not result in the need for a traffic signal. The previous hA provided a

similar analysis for the proposed multi-story commercial building that was never constructed on the Kiddie

Academy subject site, which would have generated mote traffic than the subject proposal. The previous

study also determined that no traffic signal would be required at the intersection. City of Renton

Transportation division staff has reviewed the provided analysis (Exhibit 24 and Exhibit 25). Staff states that

the subject proposal will have minimal impact on traffic operations at the intersection, where a traffic

signal is not warranted, and minimal impact on Bremerton at the driveway serving the development where

no roadway or channelization improvements are requited.

It is not anticipated that the proposed project would significantly adversely impacts the City of Renton’s

street system subject to the payment of code-required impact fees. The impact fee, as determined by the

Renton Municipal Code at the time of building permit issuance shall be payable to the City.

A concurrency recommendation will be provided in the staff report for site plan review based upon the test

of the citywide Transportation Plan, consideration of growth levels included in the LOS-tested

Transportation Plan, payment of a Transportation Mitigation Fee, and an application of site specific

mitigation. The development will have to meet the City of Renton concurrency requirements.

Mitigation Measures: No further mitigation recommended.

Nexus: Not applicable.

4. Comments of Reviewing Departments

The proposal has been circulated to City Department and Division Reviewers. Where applicable, their

comments have been incorporated into the text of this report and/or “Advisory Notes to Applicant.”

H. ADMINSTRATIVE SITE PLAN REVIEW FINDINGS OF FACT:

1. The applicant is requesting Administrative Site Plan Review for the construction of a two-story, 12,548

gross sf, child day care center (Exhibit 7).

2. The Site Plan Review is required for all development in the CA zone that is not exempt from

Environmental SEPA review.

3. The property is located within the Commercial Corridor f CC) Comprehensive Plan land use designation,

Commercial Arterial (CA) zoning classification, the Highlands Community Planning Area, and Design

District ‘D’ (Exhibit 26).

4. Vehicular access to the site is provided through two existing driveways, one from NE 4th St and the

other from Bremerton Ave NE. Both access points are designed to be shared driveways through exiting

easements for shared use by the subject site and the site to the north at 4431 NE 4th St (PID

5182100041) as identified on the Key Bank Short Plat (Exhibit 20).

5. The subject site is bordered by Bremerton Ave NE to the east. An existing auto repair use in the CA zone

abuts the site to west. Multiple existing single family residences in the CA zone abut the site to the

south. An existing bank in the CA zone abuts the site to the north (Exhibit 19).

6. The site is currently vacant, and was partially developed for a proposed multi-story commercial building

that was never constructed. The site is partially paved with 6,296 sf of pavement, and has 11 developed

parking spaces, and underground utilities.

7. Pursuant to the City of Renton’s Environmental Ordinance and SEPA (RCW 43.21C, 1971 as amended),

on February 9, 2015, the City’s Environmental Review Committee issued a Determination of Non

Significance — Mitigated (DNS-M) (Exhibit 1). A 14-day appeal period will commence with this

Administrative Site Plan Review decision on February 13, 2015 and end on February 27, 2015.

ERC/Site Plan Report
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8. The Planning Division of the City of Renton accepted the above master application for review on
January 15, 2015 and determined it complete on January 20, 2015. The project complies with the 120-
day review period.

9. The site is generally flat with an approximate overall 1.7% slope (Exhibit 6).

10. The proposed structure would have a flat roof with three projecting gables above the roofline on the
south, north, and east facades. The building height would be 29 feet 8 and 7/8 inches from the
proposed grade (Exhibit 4 and Exhibit 5). The projecting gables from the roof level rise an additional 14
feet 6 inches above the roofline where the tallest point of the gables would be approximately 44 feet
above grade elevation.

11. The building would have 10 doors on the ground level and the primary entrance and double doors are
proposed on the northern façade facing NE 4th St (Exhibit 4). The other entrances would be located on
the rear southern façade and west façade and provide access to ground floor classroom areas and
stairwells.

12. Approximately 150 cubic yards of cut is proposed on-site (Exhibit 2). Structural fill would be used to
grade the site according to the grading plan which is approximately the same grade as what exists and
for site improvements that require fill (Exhibit 10).

13. The proposal includes 35 vehicle parking stalls including two accessible stalls and 4 bicycle parking stalls
(Exhibit 7). Ten of the stalls are provided through a shared parking easement with the abutting property
to the north established through Short Plat LUA12-012.

14. The site is located in the City of Renton Aquifer Protection Zone 2. No other critical areas are located on
site.

15. No public comments were received and no agency comments were received.

16. Representatives from various city departments have reviewed the application materials to identify and
address issues raised by the proposed development. These comments are contained in the official file,
and the essence of the comments have been incorporated into the appropriate sections of this report
and the Departmental Recommendation at the end of this report.

17. The proposal requires Site Plan Review for development in the CA zone when not exempt from SEPA
Environmental Review, and requests a reduction in the front yard setback for the zone as allowed
through Site Plan Review. The following table contains project elements intended to comply with Site
Plan Review decision criteria, as outlined in RMC 4-9-200.E:

SITE PLAN REVIEW CRITERIA:
a. COMPREHENSIVE PLAN COMPLIANCE AND CONSISTENCY:

The site is designated Commercial Corridor (CC) on the Comprehensive Plan Land Use Map. The purpose
of CC is to evolve from “strip commercial” linear business districts to business areas characterized by
enhanced site planning incorporating efficient parking lot design, coordinated access, amenities, and
boulevard treatment. The proposal is compliant with the following Comprehensive Plan policies:

Objective LU-AAA: Create opportunities for intensive office uses in portions of Commercial
V Corridor designations including a wide range of business, financial, and professional services

supported by service and commercial/retail activities.

Objective LU-BBB: Guide redevelopment of land in the Commercial Corridor designation
with Commercial Arterial zoning, from the existing strip commercial forms into more
concentrated forms, in which structures and parking evolve from the existing suburban
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form, to more efficient urban configurations with cohesive site planning.

,

Policy IU-262. Support the redevelopment of commercial business districts located along

principal arterials in the City.

Policy LU-264. New development in Commercial Corridor designated areas should be

encouraged to implement uniform site standards, including:

, 1) Parking preferably at the rear of the building, or on the side as a second choice;

2) Setbacks that would allow incorporating a landscape buffer; Front setback without

frontage street or driveway between building and sidewalk; and
3) Common signage and lighting system.

,, Policy LU-266. Development within defined activity nodes should be subject to additional

design guidelines as delineated in the development standards.

Policy LU-268. Public amenity features (e.g. plazas, recreation areas) should be encouraged

as part of new development or redevelopment.

Policy CD-20. Orient site and building design primarily toward pedestrians through master

planning, building location, and design guidelines.

, Policy CD-23. Development should have buildings oriented toward the street or a common

area rather than toward parking lots.

b. ZONING COMPLIANCE AND CONSISTENCY:

The subject site is classified Commercial Arterial (CA) on the City of Renton Zoning Map. The

Commercial Arterial zone implements the Commercial Corridor Land Use designation, where the purpose

of the zone is to evolve from “strip commercial” linear business districts to business areas characterized

by enhanced site planning and pedestrian orientation, incorporating efficient parking lot design,

coordinated access, amenities and boulevard treatment with greater densities. The CA zone provides for

a wide variety of retail sales, services, and other commercial activities along high-volume traffic corridors

where residential uses may be integrated into the zone through mixed-use buildings.

Density: Per RMC 4-2-120A the allowed density range in the CA zoning classification is a minimum of

20 dwelling units per net acre (du/ac) up to a maximum of 60 du/ac. Net density is calculated after

public rights-of-way, private access easements, and critical areas are deducted from the gross

acreage of the site.

Staff Comment: Not applicable.

Lot Dimensions: Per RMC4-2-120A the minimum lot size, in the CA zone, is 5,000 square feet.

Staff Comment: Not applicable. The subject site was created through a short plat in 2012 (LUA12-

012) which created the 31,243 sf site (Exhibit 20).

Setbacks: Per RMC 4-2-120A the CA zoning classification requires a minimum front yard setback of 10

feet which may be reduced to zero feet during the site plan development review process, provided

blank walls are not located within the reduced setback. There is a maximum front yard setback of 15

feet. The CA zone has no rear or side yard setback except 15 feet if lot abuts or is adjacent to a

residential zone.

Staff Comment: All properties abutting the site, to the north, south, and west have the CA zone

designation and there are no residential zone properties abutting the subject site. The following table

contains setbacks for the proposed structures based on the submitted site plan (Exhibit 7):

Front Yard Setback Rear Yard Setback - Side Yard Setback - Side Yard Setback -

- East West North South

ERC/Site Plan Report
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15’ 88’ 46’ 35’

The proposal complies with the setback requirements of the zone.

Building Height: Per RMC 4-2-120A building height is restricted to 50 feet unless a conditional use

permit is obtained.

Staff Comment: The proposed structure would have a flat roof with three projecting gables above

the roofline. The gables are identified on the north, south, and east facades. The building roofline
height would be 29 feet 8 and 7/8 inches from the proposed grade (Exhibit 4). The projecting gables
from the roof level rise approximately an additional 14 feet 6inches in elevation above the roofline,

where the tallest point of the gables would be approximately 44 feet above site grade elevation. The

proposal complies with the height requirements of the zone.

Building Standards: Per RMC 4-2-120A the allowed lot coverage is 65 percent for proposals within the
CA classification. There is no impervious lot coverage maximum for the zone.

Staff Comment: The proposed building would have a footprint of 6,274 sf on the 31,243 sf site
resulting in building lot coverage of approximately 20 percent (Exhibit 10). The proposal complies
with the lot coverage requirements of the zone.

Fences: General fence height limitation for commercial uses per RMC 4-4-040E allow for a maximum
height of 8 feet anywhere on the lot provided the fence does not stand in or in front of any required

landscaping or pose a traffic vision hazard. All fences are required to be placed behind required
landscaping.

Staff Comment: Fencing is proposed primarily around the three children’s play areas in the southern

and western portions of the site. The proposed fence heights are either 5 feet or 4 feet 6 inches as

identified on the submitted fence detail (Exhibit 22). The proposal complies with the fence
requirements for the commercial zone. The 10 ft. on-site required landscaping is located between

the fence and Bremerton Ave. NE.

Landscaping: Per RMC 4-4-0 70F.1, ten feet of on-site landscaping is required along all public street
frontages, with the exception of areas for required walkways and driveways or those projects with
reduced setbacks. For projects abutting less intensive uses, landscaping is required per RMC 4-4-

070F.4 through a fifteen-foot wide partially sight-obscuring landscaped visual barrier, or ten-foot
wide fully sight-obscuring landscaped visual barrier along common property lines. For the parking lot
areas a minimum amount of landscaping is required per RMC 4-4 -0 70.

Staff Comment: The applicant proposes landscaping in all required areas to be landscaped including

the on-site parking areas, along Bremerton Ave NE street frontage, and along the shared property

line with residential uses at the south (Exhibit 12). An underground irrigation system is proposed to
cover all landscaped areas (Exhibit 26, page 27). Four existing trees on the property would be

replaced by four new trees according to the submitted landscape plan which conflicts with the

applicant’s proposal to retain the four existing trees according to the submitted Design District
Checklist (Exhibit 26, page 22). The applicant proposes a pedestrian plaza at the northeast corner of

the building, approximately 700 sf in area, hardscaped with concrete similar to the on-site sidewalks

and has associated seating. Three different play areas are proposed with artificial turf surfaces for

children play areas. Each play area is proposed with a play structure.

Along Bremerton Ave NE street frontage, the applicant proposed between 15 and 10 feet width of

landscape buffer consisting of trees, shrubs, and groundcover. The on-site landscaping along

Bremerton Ave NE is a minimum of 10-feet in width as required per code, and crosses into the right-

of-way planting area (Exhibit 12) where shrubs and ornamental grasses are proposed with an area of
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lawn.

Along the south property line which is shared with less intense single family homes, a 10-foot wide
sight obscuring landscape buffer is proposed. Near the southern property line on the residential
properties side of the shared property line, there is an existing retaining wall that is approximately 4
feet in height where the residences sit lower than the subject site. On top of the wall is a 6-foot high
fence that provides a fully sight obscuring fence between the site. For the 10-foot wide landscape
buffer, the applicant has proposed a combination of $ Downy Serviceberry flowering deciduous trees,
5 Mountain Hemlock evergreen trees, and shrubs consisting of Compact Oregon Grape, Dwarf
Strawberry Tree, and White Rockrose in the 10-foot buffer area, between the proposed commerical
development and the single family homes to the south. According the code requirements, per RMC
4-4-070H.3, the definition of “Fully Sight-obscuring Landscaped Visual Barrier” is either solely
landscaping, or landscape plus fencing, that at minimum reaches 6 feet high at maturity and one
hundred percent sight-obscuring. Combined with the existing 6-foot tall fence between the
properties and the proposed 10-foot landscape buffer, the proposal would meet the fully sight-
obscuring landscape visual barrier requirement.

For the proposed 25 parking stalls, 3 interior parking landscaping areas are proposed with
approximately 422 sf of landscaped area, which is more than the minimum 375 sf of area required.
The RMC requires a minimum of 15 sf of interior parking lot landscaping per stall (15 sf. x 25 stalls =

375 sf.). Within the identified parking landscaping areas on the landscape plan, the mix of vegetation
includes four trees, which are capable of reaching a mature height of 35 feet, shrubs that grow to a
mature height of 3 to 4 feet, and groundcovers according to the application submittal (Exhibit 26,
page 26). Fifty-seven percent of the shrubs are considered evergreen, where up to 50 percent of
shrubs may be deciduous per code.

Per RMC 4-4-070H.5 “Interior Parking Lot Landscaping,” the minimum standards state that there shall
be no more than 50 feet between parking stalls and an interior parking lot landscape area. The
proposed landscaping within the parking areas does not comply with this distance requirement. For
example, the most westerly parking stalls, identified as 18 to 25 only have landscaping along stall 18,
where landscaping to meet the standard, should be located more in the middle of the row of stalls.
Therefore, interior parking lot landscaping is required to be re-designed to shift the locations of the
interior landscaping to meet the minimum distance standards of the code. Along the most westerly
parking stalls, if there is any area that can be planted with vegetation, plants must be installed to
provide a screening of the parking to the property to the west. This landscaping would need to be
submitted on a revised landscape plan.

Additionally, screening was not identified surrounding the proposed refuse and recycling deposit
facility. Shrubs that can provide screening should be added if not impacting required parking stalls or
drive aisle. These added screening plantings shall be added to an updated landscape plan.

Based on the submitted landscape plan the proposed landscaping for the site meets the minimum
standards with the exception of interior lot landscaping. Staff recommends, as a condition of
approval, that the detailed landscape plan compliant with RMC4-8-120D.12 submitted for building
permit, be revised. The revision shall add perimeter landscaping along the west property line if there
is available space to create screening to the west property. The revision shall add plantings
surrounding the sides of the refuse deposit area to establish vegetated screening. The revision shall
update the location of the interior parking landscaping to meet the minimum standards. The revision
shall be provided to the Current Planning Project Manager, for review and approval, prior to building
permit approval.

Refuse and Recyclabies: Per RMC 4-4-090 for office, educational and institutional uses require a
minimum of 4 square feet per every 1,000 square feet of building gross floor area shall be provided
for recyclable deposit areas and a minimum of 2 square feet per 1,000 square feet of building gross
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floor area shall be providedfor refuse deposit areas with a total minimum area of 100 square feet.

Staff Comment: The applicant proposes a 100 sf deposit area in the northwest corner of the site, just
south of the existing deposit area for the Key Bank development (Exhibit 7 and Exhibit 22). Based on

12,548 sf, the deposit area for refuse and recycling is approximately 75 sf. A minimum of 100 sf area
is required for the use per code which is the exact area proposed. The northern property’s deposit

area is located just north of the proposed deposit area (Exhibit 10). Both developments’ deposit

areas are located the furthest distance away from each respective building’s primary entrances and
furthest from their respective sidewalks. The proposal complies with the refuse and recyclable area

standards.

Vehicular Access: In the the CA zone, per RMC 4-2-120, 0 Connection shall be provided for site-to-site
vehicle access ways, where topographically feasible, to allow traffic flow between abutting CA parcels

without the need to use a street. Access may comprise the aisle between rows of parking stalls but is

not allowed between a building and a public street.

Per RMC4-2-120 a connection shall be provided for site-to-site vehicle access ways, where

topographically feasible, to allow a smooth flow of traffic across abutting CA parcels without the need

to use a street. Access may comprise the aisle between rows of parking stalls but is not allowed

between a building and a public street.

Staff Comment: This section of code is intended to provide vehicular connections to abutting
commercial uses. The proposal is bordered by two abutting CA parcels, the Key Bank development to
the north (4431 NE 4th St), and the automotive service and repair business to the west (4405 NE 4th

St). The bank property to the north was once on the same property as the subject project, where
they were recently separated as part of an approved short plat in 2012 (Exhibit 20). As identified on

the short plat, the subject site and northerly bank development have shared vehicle access and drive

aisle lanes across each other’s respective lots (Exhibit 20). Therefore, a connection exists and would

not be modified or blocked to the northerly CA zoned property.

There is no existing connection for site-to-site vehicle access to the west abutting CA zoned lot. There
are no topographical constraints between the sites along the common property boundaries. The

applicant has identified an area for future site-to-site connection with the westerly lot in the

northwest corner of the property, just south of the proposed refuse and recycling deposit area
(Exhibit 7). The applicant proposes that two parking stalls become a future access lane if the future

westerly property allows for such a connection. The applicant proposes a width of 18 feet for the

future drive aisle (Exhibit 10) which meets the minimum standard travel lane widths within parking
lots per RMC 4-4-080F.9.a.ii, “Two Way Circulation.” Therefore, the standard is met for future site-to-

site access to the westerly CA designated property.

Critical Areas: The subject site is located within the Aquifer Protection Zone 2. The overall purpose

of the aquifer protection regulations is to protect aquifers used as potable water supply sources by
the City from contamination by hazardous materials. Some uses are restricted that store, handle,

treat, use, or produce substances that pose a hazard to groundwater quality. If fill is used for project
development, staff has recommended through the Environmental Review in section “G” of this
report, that a requirement for a fill source statement be required.

Trees: The subject site is a commercial zone which requires that 5 percent any trees, with 6-inch
diameter or greater, shall be protected and retained per RMC 4-4-130H.

Staff Comment: This site has four existing trees along Bremerton Ave NE as identified on the

submitted landscape plan in a lighter shade than the darker black proposed new plantings. The

applicant has stated that the trees would be retained.

Parking: The parking regulations, RMC 4-4-080, require a specific number of off-street parking stalls

be provided for day care centers. A minimum and maximum of; stall for each employee and 2 drop
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off/pick up spaces within 100 feet of the main entrance for every 25 clients of the program.

Staff Comment: The applicant’s project narrative states that the child day care center would have

approximately 170 students and 21 staff. Therefore, the number of stalls requited for the subject

project per code are 21 for staff/employee stalls and 14 drop-off/pick-up spaces for a total of 35. The

subject site has a shared parking easement with the northerly abutting property for the permanent

use of 10 off-site parking stalls as identified on the Site Plan (Exhibit 7) and as written into the short

plat easements (Exhibit 20). The easement states, that the private parking easement shown across

Lot 1 (north lot) is to the benefit of the owners of Lot 2 (south lot) (Exhibit 20, Sheet 1 of 2, Easement

Notes). The subject site proposes 25 stalls as identified in the two parking areas. The parking areas

are north of the northerly façade identified as stalls 1-11 and the parking area in the westerly portion

of the site identified as stalls 12-25. The project has 35 total stalls, 10 through the easement, and 25

new stalls proposed and is required to have 35 stalls per code.

Fourteen stalls are required to be within 100 feet of the main entrance for day care centers per RMC

4-4-080F.10.e. Of the 35 total stalls, 17 of the on-site stalls are within the requited 100-foot distance,

identified as stalls 1-11 and 12-17 (Exhibit 7). The parking areas provide for the requited 2 accessible

parking spaces as identified on the site plan as on-site parking stalls 3 and 4. Therefore, the vehicle

parking requirements for number of stalls and location of stalls are complied with.

Vehicle stall sizes do not meet the minimum city standards. The standard stall sizes proposed are all 9

feet in width by 18 feet in length. The compact stalls are identified as on-site stalls 12-17 and have

dimensions of 8 feet 6 inches in width by 14 feet in length. RMC 4-4-080F.8 requires that standard

stalls be a minimum 9 by 23 feet in dimension, with compact stalls a minimum of 8 feet 6 inches in

width by 16 feet in length. It appears that there is sufficient area near the parking stalls to meet this

requirement. Therefore, staff recommends as a condition of approval, that an updated site plan be

provided, identifying the correct dimensions of parking stalls, and be submitted to the Current

Planning Project Manager prior to building permit issuance.

Bicycle Parking: The applicant is required to provide 10% of the number of required off-street

vehicular parking spaces for the day care center in bicycle parking spaces. Therefore a total of 4 stalls

are required relative to the 35 required vehicle stalls. Stalls are required to meet the standards of

RMC 4-4-080F.11.b where a bicycle rack shall be permanently affixed to the ground, provide for

support of the bicycle at two points, provide adequate maneuvering space, not block other bicycle

parking spaces, not impede pedestrians or vehicles, be conveniently located with respect to Street

right-of-way, be within 50 feet of at least one main building entrance, and incorporated into the

building design and coordinated with any on-site street furniture.

As identified on the site plan (Exhibit 7), the proposed bicycle parking stalls are located along the

easterly façade of the building, near to the pedestrian plaza and public sidewalk realm, and main

building entrance. The bicycle spaces have approximately 3 feet between each bicycle

stall/connection point, and are located on a concrete all weather surface that is approximately 11

feet wide, providing for a bicycle to be parked and approximately 5 feet of clear area for pedestrians

to pass by unimpeded. The proposed stalls are within 50 feet of the northern façade primary

entrance. Therefore, the required location, amount, and size for bicycle stalls at the day care center

are met.

Signs: The applicant would be required to comply with the signage requirements outlined in RMC 4-4-

100 at the time of sign application. In addition to the general sign requirements, properties located

within Urban Design Areas shall meet the minimum standards of RMC 4-4-100G. The applicant has

identified signage as part of the submitted application package. Preliminary review and

recommendation of the proposed signs are provided below.

Staff Comment: Wall signs and a freestanding monument sign are identified on the conceptual

building elevations and conceptual building models (Exhibit 4 and Exhibit 3). Wall signs are proposed
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on the north façade facing NE 4’ St and east façade facing Bremerton Ave NE. These signs are the

same, located just below the roofline, with the language “Kiddie Academy Educational Child Care,”

and accompanied with a graduation hat (Exhibit 4). The other sign proposed is a ground based

freestanding monument sign located next to the right-of-way along the southerly side of the

driveway from Bremerton Ave NE (Exhibit 7). The monument sign faces north and south (Exhibit 3).

These two conceptual sign types meet the minimum standards of the CA zone requirements as

further analyzed below but are required to receive approval through a sign permit.

For the proposed monument sign along Bremerton Ave NE, the sign would be required to meet the

minimum standards of RMC 4-4-100, where front-lit, ground-mounted monument signs are the

preferred type of freestanding sign that is limited to 5 feet above finished grade including support

structure. Freestanding ground signs shall not exceed an area greater than one and one-half sf for

each lineal foot of property frontage which the business occupies up to a maximum of 300 sf (per

RMC 4-4-100E.5.a). Additionally, freestanding signs shall include decorative landscaping (ground

cover and/or shrubs) to provide seasonal interest in the area surrounding the sign. The sign is located

in the area of the required 10-foot on-site landscape buffer along a street. Staff recommends

approval of the sign being in this area as this specific type of sign requires landscaping to provide

seasonal interest.

For the wall signs proposed on the north and east facing facades, the code states that wall signs are

permitted with a total copy area not exceeding 20 percent of the building façade to which it is

applied. For the purpose of computing the maximum permitted size where no background is specially

provided, the area shall be considered as that encompassed by drawing straight lines at the

extremities of the shapes to be used. Therefore, measuring around the wall sign as a whole, the

dimensions are 16 feet in width by 7 feet in height which equates to 112 sf in size. The wall signs

appear to be proposed as channel lettering and not as prohibited signage types as identified in the

code. The signs are less than 20 percent of respective building facades they are located on.

Therefore, the concepts of the signs proposed are recommended by staff for approval but this

recommendation and/or administrative decision for site plan review does not provide approval for

any of the signs. Sign permits are required separate from this land use application.

Loading Docks: RMC 4-4-080 provide standards for loading docks and for the CA zone, they are not

allowed on the side of a lot adjacent or abutting a residential zone.

Staff Comment: The proposal does not indicate loading docks, which are usually areas for commercial

and industrial uses requiring larger deliveries and loading bays related to warehouse storage type

interior spaces. The proposed use is not anticipated to require regular loading bays for large

deliveries and/or shipments. It is anticipated that the proposal may have irregular delivery or

shipments that are smaller in nature and would be through Fed Ex, USPS, UPS, and similar sized

trucks. Such trucks do not require loading bays. Therefore, staff finds that loading docks would not be

needed.

Commercial Space Requirement along Street Frontage: The zoning use table, RMC 4-2-060, allows

residential units in the CA zone if the structure has a minimum area for commercial space along the

street frontage. Residential is permitted within a structure containing commercial uses on the ground

floor. Commercial space must be reserved on the groundfloor at a minimum of 30 feet in depth along

any street frontage. Residential uses shall not be located on the ground floor, except for residential

entry features unless determined through the site plan review process that a particular building has

not street frontage.

Staff Comment: Not applicable as there are no residential units proposed.

c. DESIGN REGULATION COMPLIANCE AND CONSISTENCY: The site is located within Design District ‘D’.

To ensure that buildings are located in relation to streets and other buildings so that the Vision of the City
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of Renton can be realized for a high-density urban environment; so that businesses enjoy visibility from
public rights-of-way; and to encourage pedestrian activity throughout the district. As demonstrated in
the table below the proposal meets the intent of the Design Regulations on the basis of individual merit if
all conditions of approval are met.

Staff Comment: As demonstrated in the tables below, the proposal meets the intent of the Design
Regulations on the basis of individual merit if all conditions of approval are met. Each standard is

evaluated and shown with a check mark if compliant with the standard, “N/A” for not applicable to the

proposal, and “Not compliant” where the standard is not met. Staff comments are provided following
explanation of the standard being evaluated.

I. SITE DESIGN AND BUILDING LOCATION:
Intent: To ensure that buildings are located in relation to streets and other buildings so that the Vision of
the City of Renton can be realizedfor a high-density urban environment; so that businesses enjoy visibility
from public rights-of-way; and to encourage pedestrian activity.

1. Building Location and Orientation:
In tent: To ensure visibility of businesses and to establish active, lively uses along sidewalks and
pedestrian pathways. To organize buildings for pedestrian use and so that natural light is available to
other structures and open space. To ensure an appropriate transition between buildings, parking areas,
and other land uses; and increase privacy for residential uses.
Guidelines: Developments shall enhance the mutual relationship of buildings with each other, as well as
with the roads, open space, and pedestrian amenities while working to create a pedestrian oriented
environment. Lots shall be configured to encourage variety and so that natural light is available to
buildings and open space. The privacy of individuals in residential uses shall be provided for.

Standard: The availability of natural light (both direct and reflected) and direct sun exposure
to nearby buildings and open space (except parking areas) shall be considered when siting
structures.
Staff Comment: The proposed structure is placed approximately in the center of the site
(Exhibit 7). The setbacks as detailed in the above sections identify setbacks from property
lines between 15 and approximately 45 feet. Structures on abutting properties to the north,
south, and west are further from the proposed structure than the stated setbacks. Natural

light and direct sun exposure to nearby buildings and open space will continue to occur and

__________

are not anticipated to be impacted by the proposed development.

Standard: Buildings shall be oriented to the street with clear connections to the sidewalk.
Staff Comment: The proposed building is setback from the Bremerton Ave NE right-of-way
approximately 15 feet. A street presence for the day care center is established through the

street facing windows, wall signage, pedestrian level canopies along the façade, and through
the gable treatment above the roofline. All these elements establish a visual prominence
and connection to the street and sidewalk realm. The Bremerton side of the building is not

Intent and the location of the primary building entrance, where the majority of pedestrian interaction
guideline of with the site would occur. The Bremerton façade should be the side that is oriented to the

standard is street and the building is set back from NE 4th

met
through To the south of the site is a subdivision of two-story single family residences. The homes

condition of have porches and primary entries facing Bremerton. Further, new residential structures
approval along Bremerton on the opposite side of the street also have porches facing Bremerton,

where these residential structures are oriented towards the street. The nearest home to the
south is within an approximate distance of 40 feet from the proposed building façade along
Bremerton. If the primary entrance of the subject project were on the Bremerton street

side, there would be approximately 170 children, parents, and employees and other visitors
exiting and entering the child care facility daily which would be a significant amount of

pedestrian traffic next to the single family residences. That type of activity would likely
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decrease the amount of privacy for these homes located next to the commercial uses along

the NE 4th St commercial corridor. Privacy and safety is also a concern of the day care

operators.

The type of use within the proposed building is not a commercial retail or service type of

business that would most likely enjoy greater visibility from the Bremerton street side.

Safety of the children at the site is a concern for the applicant. Safety concerns are reflected

in the site design and proposed primary entry location for the day care. Within the

submitted “Design District Checklist” (Exhibit 26, page 3), the application materials state

that the primary entrance on the north façade is located to provide parents of the students

visual communication with the entrance to insure that their children are safely delivered

and picked up under the supervision of day care staff.

Ultimately, the proposed building is not oriented towards Bremerton Ave NE. Given the type

of activity proposed, and need for security of children and transition of children to and from

drop-off and pick-up areas, staff supports the location of the primary entrance on the north

facade. But, staff does not support the design of the Bremerton Ave NE facing façade as

proposed. There are proposed design elements that create a connection with the pedestrian

and public realm, but the façade is the most minimally designed side of the whole structure

and is more like a blank wall and large area for the sign. The other proposed building

facades have larger percentages of windows for example. The primary entry area is

designed with columns supporting the overhead entry canopy area as identified in the

conceptual 3-D building models (Exhibit 3), with multiple sconce lights, and has a clock

feature in the top of the gable. Additionally, staff recognizes the utility room for fire on the

façade, but will require that the door to the fire room and fire water connection be

relocated on the southern side of the room, rather than face the Bremerton Ave NE street if

Fire approves this change. The door to the room and the other access door on the façade

are industrial in treatment without windows and created a non-attractive, blank wall, style

of street facing façade. Similar design treatments as provided around the primary entrance

could be used on the Bremerton Ave NE façade to provide a stronger orientation to, or

appearance of building orientation to Bremerton Ave NE. Similar design and façade

elements along the street façade as are integrated into the primary entrance area would

provide a similar appearance of an entry and stronger orientation along the Bremerton Ave

NE facade.

Therefore, staff recommends as a condition of approval, the Bremerton Ave NE façade be

redesigned to include at minimum, windows added to the interior stairwell on the ground

and upper levels of a similar size as are used around the building, a projection of the

pedestrian level canopy supported by similar styled columns as proposed at the front entry,

have multiple sconce lights, and a functioning clock to be placed in the upper gable as is

proposed on the north façade or similar features, as approved by the Current Planning

Project Manager. The applicant shall update the building façade and provide it to the

Current Planning Project Manager, for review and approval, prior to issuance of building

permits.

Additionally, staff recommends as a condition of approval, that the Bremerton Ave NE

façade doors be changed. The location of the fire room door shall be located on the

southern facing wall of the room and the water connection shall be relocated also, to not be

on the Bremerton Ave NE facing side of the room, if allowed by Fire approval. For the fire

room, a false window of the same style, treatment, and size of the real windows shall be

placed on the Bremerton street facing façade. Further, the building access door shall be of
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the same type as the doors surrounding the rest of the building, with transparent glazing
provided. The applicant shall update the building façade and provide it to the Current
Planning Project Manager, for review and approval, prior to issuance of building permits.

Standard: Buildings with residential uses located at the street level shall be set back from the

N/A sidewalk a minimum of ten feet (10’) and feature substantial landscaping between the
sidewalk and the building or have the ground floor residential uses raised above street level

__________

for residents privacy.

2. Building Entries:
Intent: To make building entrances convenient to locate and easy to access, and ensure that building
entries further the pedestrian nature of the fronting sidewalk and the urban character of the district.
Guidelines: Primary entries shall face the street, serve as a focal point, and allow space for social
interaction. All entries shall include features that make them easily identifiable while reflecting the
architectural character of the building. The primary entry shall be the most visually prominent entry.
Pedestrian access to the building from the sidewalk, parking lots, and/or other areas shall be provided
and shall enhance the overall quality of the pedestrian experience on the site.

Standard: A primary entrance of each building shall be located on the facade facing a street,
shall be prominent, visible from the street, connected by a walkway to the public sidewalk,
and include human-scale elements.
Staff Comment: As described in subsections above, the applicant states that the primary

Intent and entrance is located on the north façade for a safe location of coming and going of students,
guideline of parents, and where staff can provide for safe custody and transition of children. The building

the is located closest to Bremerton Ave NE at approximately 15 feet from the street, and is
standard is . th

met
located approximately 190 feet from NE 4 St. The primary entrance of the proposed 2-
story building faces north towards NE 4th St. Staffs recommended condition of approval for
design and façade improvements for the Bremerton Ave NE façade are anticipated to
provide for the elements required along a street facing façade where a primary entrance is
usually located.

Standard: A primary entrance of each building shall be made visibly prominent by
incorporating architectural features such as a facade overhang, trellis, large entry doors,
and/or ornamental lighting.
Staff Comment: See previous sections.
Standard: Building entries from a street shall be clearly marked with canopies, architectural
elements, ornamental lighting, or landscaping and include weather protection at least four
and one-half feet wide. Buildings that are taller than thirty feet in height shall also ensure
that the weather protection is proportional to the distance above ground level.
Staff Comment: The height of the building is approximately 29 feet 9 inches. As identified on
the First Floor Plan (Exhibit 9), the majority of the ground level façade has pedestrian scale
canopies, all with a minimum of 4 feet 6 inches in width. Canopies are located along the
street facing façade and at the primary building entry on the northern façade. Staff has
recommended as part of the approval, that the canopy facing Bremerton be similarly
designed as the primary entry canopy with columns.

-

Intent and Standard: Building entries from a parking lot shall be subordinate to those related to the
guideline of street.

the
Staff Comment: See previous sections.standard is

met

Intent and Standard: Features such as entries, lobbies, and display windows shall be oriented to a street
guideline of or pedestrian-oriented space; otherwise, screening or decorative features should be

the
standard is incorporated.
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met Staff Comment: See previous sections.

Standard: Multiple buildings on the same site shall direct views to building entries by
N/A providing a continuous network of pedestrian paths and open spaces that incorporate

landscaping.
Standard: Ground floor residential units that are directly accessible from the street shall

N/A include entries from front yards to provide transition space from the street or entries from an
open space such as a courtyard or garden that is accessible from the street.

3. Transition to Surrounding Development:
Intent: To shape redevelopment projects so that the character and value of Renton’s long-established,
existing neighborhoods are preserved.
Guidelines: Careful siting and design treatment shall be used to achieve a compatible transition where
new buildings differ from surrounding development in terms of building height, bulk and scale.

Standard: At least one of the following design elements shall be considered to promote a
transition to surrounding uses:

(a) Building proportions, including step-backs on upper levels;
(b) Building articulation to divide a larger architectural element into smaller
increments; or
(c) Roof lines, roof pitches, and roof shapes designed to reduce apparent bulk and
transition with existing development.

Additionally, the Administrator of the Department of Community and Economic
Development or designee may require increased setbacks at the side or rear of a
building in order to reduce the bulk and scale of larger buildings and/or so that sunlight
reaches adjacent and/or abutting yards.

Staff Comment: The applicant proposes multiple design elements to promote transition to
surrounding uses, including building articulation through canopies, and roof line variation.
The height of the roof for the proposed structure is just under 30 feet (Exhibit 4). There are
single family residences, located in the CA zone, that are two-story in height. The single
family residences are approximately 4 feet below the grade of the subject site. Above the
proposed structure’s roofline are projecting gables that add an addition 14 feet to the
structure’s façade, equivalent to the tallest point being approximately 45 feet above grade

__________

level.

4. Service Element Location and Design:
Intent: To reduce the potential negative impacts of service elements (i.e., waste receptacles, loading
docks) by locating service and loading areas away from high-volume pedestrian areas, and screening
them from view in high visibility areas.
Guidelines: Service elements shall be concentrated and located so that impacts to pedestrians and other
abutting uses are minimized. The impacts of service elements shall be mitigated with landscaping and an
enclosure with fencing that is made of quality materials.

Standard: Service elements shall be located and designed to minimize the impacts on the
pedestrian environment and adjacent uses. Service elements shall be concentrated and
located where they are accessible to service vehicles and con venient for tenant use.
Staff Comment: Loading docks are not proposed. The primary refuse and recycling collection
area for pick-up is located at the northwest corner of the site on the outer boundaries of the
site and away from the building, building on the northerly lot, and pedestrian pathways and
sidewalks (Exhibit 7). The refuse and recycling deposit area is located next to deposit area

__________

for the abutting bank development.
Standard: In addition to standard enclosure requirements, garbage, recycling collection, and

V utility areas shall be enclosed on all sides, including the roof and screened around their
perimeter by a wall or fence and have self-closing doors.
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Staff Comment: The applicant submitted refuse and recycling enclosure elevations (Exhibit
22). The collection area described above has a roof and is enclosed on all sides.
Standard: Service enclosures shall be made of masonry, ornamental metal or wood, or some
combination of the three.

“ Staff Comment: The submitted elevations for the refuse and recycling enclosure (Exhibit 22)
identify the rear and sidewalls as 6 feet in height and masonry, with 6-foot in height steel
gates for access, and a metal rooftop at 12-feet above grade.

N/A Standard: If the service area is adjacent to a street, pathway, or pedestrian-oriented space, a
landscaped planting strip, minimum 3feet wide, shall be located on 3 sides of such facility.

5. Gateways:
Not Applicable

ii. PARKING AND VEHICULAR ACCESS:
Intent: To provide safe, convenient access to the Urban Center and the Center Village; incorporate various
modes of transportation, including public mass transit, in order to reduce traffic volumes and other
impacts from vehicles; ensure sufficient parking is provided, while encouraging creativity in reducing the
impacts of parking areas; allow an active pedestrian environment by maintaining contiguous street
frontages, without parking lot siting along sidewalks and building facades; minimize the visual impact of
parking lots; and use access streets and parking to maintain an urban edge to the district.
1. Surface Parking:
Intent: To maintain active pedestrian environments along streets by placing parking lots primarily in back
of buildings.
Guidelines: Surface parking shall be located and designed so as to reduce the visual impact of the parking
area and associated vehicles. Large areas of surface parking shall also be designed to accommodate
future infill development.

Standard: Parking shall be located so that no surface parking is located between a building
and the front property line, or the building and side property line, on the street side of a

“ corner lot.
Staff Comment: As identified on the site plan (Exhibit 7), there are no parking areas between
the building and sidewalk area along Bremerton Ave NE.
Standard: Parking shall be located so that it is screened from surrounding streets by
buildings, landscaping, and/or gateway features as dictated by location.
Staff Comment: Screening of the parking area on the northside of the proposed building is

,, provided through the location of the two-story building and landscaping and pedestrian
plaza area located along the driveway from Bremerton Ave NE (Exhibit 12). The landscaping
buffer on the east side of the parking stalls just north of the north façade that provides
some buffer of the on-site parking from Bremerton Ave NE consists of a Raywood Ash tree
and David Viburnum shrubs.

2. Structured Parking Garages:
Not Applicable

3. Vehicular Access:
Intent: To maintain a contiguous and uninterrupted sidewalk by minimizing, consolidating, and/or
eliminating vehicular access off streets.
Guidelines: Vehicular access to parking garages and parking lots shall not impede or interrupt pedestrian
mobility. The impacts of curb cuts to pedestrian access on sidewalks shall be minimized.

Standard: Access to parking lots and garages shall be from alleys, when available. If not
Intent and available, access shall occur at side streets.

guideline of
the Staff Comment: There are no alleys associated with the subject site. The subject site was

standard is originally part of a larger site that included the property to the north where the bank
met currently exists, prior to a short plat that divided the properties. As part of the development

of the bank, two access points to the parent lot were constructed, one from NE 4th St and
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one from Bremerton Ave NE. No additional curb cuts are being proposed to the subject site.

The access points are not proposed to be changed through this development and would

both provide access to the site and associated parking. Therefore, staffs analysis finds that

_________

the standard is met.
Standard: The number of driveways and curb cuts shall be minimized, so that pedestrian

circulation along the sidewalk is minimally impeded.
Staff Comment: See comment above. No additional driveways are proposed.

iii. PEDESTRIAN ENVIRONMENT:
Intent: To enhance the urban character of development in the Urban Center and the Center Village by

creating pedestrian networks and by providing strong links from streets and drives to building entrances;

make the pedestrian environment safer and more convenient, comfortable, and pleasant to walk

between businesses, on sidewalks, to and from access points, and through parking lots; and promote the

use of multi-modal and public transportation systems in order to reduce other vehicular traffic.

1. Pedestrian Circulation:
Intent: To create a network of linkages for pedestrians to improve safety and convenience and enhance

the pedestrian environment.
Guidelines: The pedestrian environment shall be given priority and importance in the design of projects.

Sidewalks and/or pathways shall be provided and shall provide safe access to buildings from parking

areas. Providing pedestrian connections to abutting properties is an important aspect of connectivity and

encourages pedestrian activity and shall be considered. Pathways shall be easily identifiable to

pedestrians and drivers.
Standard: A pedestrian circulation system of pathways that are clearly delineated and

connect buildings, open space, and parking areas with the sidewalk system and abutting

properties shall be provided.
(a) Pathways shall be located so that there are clear sight lines, to increase safety.

(b) Pathways shall be an all-weather or permeable walking surface, unless the

applicant can demonstrate that the proposed surface is appropriate for the

anticipated number of users and complementary to the design of the development.

Staff Comment: The submitted site plan identifies a clear pedestrian connection between

the day care facility and the sidewalk along Bremerton Ave NE which provides connection to

the northerly bank development and more extensive neighborhood sidewalk network

(Exhibit 7). The building is surrounded at ground level with a sidewalk that allows access

from the building and classroom areas to the multiple play areas in the southern and

westerly areas of the site. Further, on the north façade where the primary building entry is

located, a pedestrian plaza with seating areas is connected with the public sidewalk area

and pathways to the parking areas. All pedestrian connections are identified as all-weather

walking surfaces constructed of concrete. The pedestrian walkway along the northerly

façade is 8 feet in width, and the other walkways that provide access around the building

__________

are a minimum of 5 feet in width (Exhibit 7).

Standard: Pathways within parking areas shall be provided and differentiated by material or

texture (i.e., raised walkway, stamped concrete, or payers) from abutting paving materials.

Permeable materials are encouraged. The pathways shall be perpendicular to the applicable

building facade and no greater than one hundred fifty feet (150’) apart.
Compliant if
Conditions Staff Comment: The applicant has proposed a pedestrian connection from the entrance of
of Approval the structure to the two parking areas. However, there is not a continuation of the pathway

are Met connection to the furthest westerly parking area. Additionally, such a continuation would

require differentiation in materials (Exhibit 7) where the sidewalk pathway ends next to

parking stall 12, as identified on the site plan, to provide connection to the 8 parking stalls

along the westerly property line (identified as vehicle parking stalls 18-25). Therefore, staff

recommends as a condition of approval the applicant revise the site plan to depict a
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pathway from the end of the pathway north of vehicle parking stall 12, that provides a
connection to the parking stalls to the west and also identify a differentiation in materials
for the pedestrian within parking areas and/or drive lanes. The revised site plan shall be
submitted to and approved by the Current Planning Project Manager prior to building

__________

permit approval.
Standard: Sidewalks and pathways along the facades of buildings shall be of sufficient width
to accommodate anticipated numbers of users. Specifically:

(a) Sidewalks and pathways along the facades of mixed use and retail buildings 100
or more feet in width (measured along the facade) shall provide sidewalks at least 12
feet in width. The walkway shall include an 8 foot minimum unobstructed walking
surface.

V.’ (b) Interior pathways shall be provided and shall vary in width to establish a
hierarchy. The widths shall be based on the intended number of users; to be no
smaller thanfivefeet (5’) and no greater than twelve feet (12’).
(c) For all other interior pathways, the proposed walkway shall be of sufficient width
to accommodate the anticipated number of users.

Staff Comment: The pedestrian walkway along the northerly façade is 8 feet in width, and
the other walkways that provide access around the building are a minimum of 5 feet in

__________

width (Exhibit 7).
Standard: Mid-block connections between buildings shall be provided.

N/A Staff Comment: See above comments, where the pedestrian connections on the site
connect with the developed public sidewalk network to provide access to the nearby
commercial uses and residential areas along Bremerton Ave NE and NE 4th

3. Pedestrian Amenities:
Intent: To create attractive spaces that unify the building and street environments and are inviting and
comfortable for pedestrians; and provide publicly accessible areas that function for a variety of activities,
at all times of the year, and under typical seasonal weather conditions.
Guidelines: The pedestrian environment shall be given priority and importance in the design of projects.
Amenities that encourage pedestrian use and enhance the pedestrian experience shall be included.

Standard: Architectural elements that incorporate plants, particularly at building entrances,
in publicly accessible spaces and at facades along streets, shall be provided.
Staff Comment: Landscaping is integrated around the building. See Landscaping report
subsection above for more details.
Standard: Amenities such as outdoor group seating, benches, transit shelters, fountains, and
public art shall be provided.

(a) Site furniture shall be made of durable, vandal- and weather-resistant materials
that do not retain rainwater and can be reasonably maintained over an extended
period of time.
(b) Site furniture and amenities shall not impede or block pedestrian access to public
spaces or building entrances.

Staff Comment: The site plan identifies a pedestrian plaza area near the public sidewalk in
the primary entry area of the daycare (Exhibit 7). The plaza is publicly accessible and
connected to the public sidewalk. Seating elements are identified, both raised concrete wall
with varied height and three benches that provide outdoor group and individual seating
areas. Additionally, bicycle parking racks are provided along the east façade in close
proximity of the pedestrian plaza and public sidewalk. The furniture and bicycle parking
amenities do not block pedestrian access to the primary building entrance or access to the
sidewalk and other pedestrian areas on the site. Public art in the form of a large clock is
identified on the gable on the north façade, over the primary entry to the day care. The
clock helps identify the primary entry location and further provide an attractive entry area.
The clock provides a connection to the building from the NE 4th St environment. Therefore,
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the requirement for site amenities is met if all conditions of approval for the project are

met.
Standard: Pedestrian overhead weather protection in the form of awnings, marquees,

canopies, or building overhangs shall be provided. These elements shall be a minimum of 4.5

feet wide along at least seventy 75 percent of the length of the building facade focing the

street, a maximum height of 15 feet above the ground elevation, and no lower than 8 feet

above ground level.
Staff Comment: As identified on the first floor plan (Exhibit 9), canopies surround all facades

and meet the 75 percent requirement for the Bremerton Ave NE side. The canopies are

approximately 4 feet 6 inches in width and set above grade 12 feet.

iv. RECREATION AREAS AND COMMON OPEN SPACE:

Not Applicable

v. BUILDING ARCHITECTURAL DESIGN:

Intent: To encourage building design that is unique and urban in Character, comfortable on a human

scale, and uses appropriate building materials that are suitable for the Pacific Northwest climate. To

discourage franchise retail architecture.

1. Building Character and Massing:
Intent: To ensure that buildings are not bland and visually appear to be at a human scale; and ensure

that all sides of a building, that can be seen by the public, are visually interesting.

Guidelines: Building facades shall be modulated and/or articulated to reduce the apparent size of

buildings, break up long blank walls, add visual interest, and enhance the character of the neighborhood.

Articulation, modulation, and their intervals should create a sense of scale important to residential

buildings.
Standard: All building facades shall include modulation or articulation at intervals of no

more than forty feet (40’).
Staff Comment: As identified on the first floor plan submitted (Exhibit 9) each façade has

been modulated at intervals no greater than 40 feet in distance. The same modulations are

found on the first and second floors, where the setbacks and projections continue vertically

from the ground level.
Standard: Modulations shall be a minimum of two feet (2’) deep, sixteen feet (16’) in height,

and eight feet (8’) in width.
Staff Comment: As identified on the first floor plan (Exhibit 9), each of the modulations are

between 2 feet (west façade) and 8 feet feast façade) in width. Each modulation is

articulated vertically from the ground level façade to the upper level of the 2-story structure

__________

as identified on the first and second floor plans (Exhibits 9).

Standard: Buildings greater than one hundred sixty feet (160’) in length shall provide a

N/A variety of modulations and articulations to reduce the apparent bulk and scale of the facade;

or provide an additional specialfeature such as a clock tower, courtyard, fountain, or public

_________

gathering area.

2. Ground-Level Details:
Intent: To ensure that buildings are visually interesting and reinforce the intended human-scale character

of the pedestrian environment; and ensure that all sides of a building within near or distant public view

have visual interest.
Guidelines: The use of material variations such as colors, brick, shingles, stucco, and horizontal wood

siding is encouraged. The primary building entrance should be made visibly prominent by incorporating

architectural features such as a facade overhang, trellis, large entry doors, and/or ornamental lighting

(illustration below). Detailfeatures should also be used, to include things such as decorative entry paving,

street furniture (benches, etc.), and/or public art.

V Standard: Human-scaled elements such as a lighting fixture, trellis, or other landscape

feature shall be provided along the facade’s ground floor.
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Staff Comment: The applicant identifies human-scaled sconce-style lighting on the
Elevations (Exhibit 4), large extended canopy with supporting ornamental columns in the
entry area (Exhibit 3), and a pedestrian plaza area near the entry with benches and seating
(Exhibit 7).
Standard: On any facade visible to the public, transparent windows and/or doors are
required to comprise at least 50 percent of the portion of the ground floor facade that is
between 4 feet and 8feet above ground (as measured on the true elevation).
Staff Comment: The Bremerton Ave NE facing façade is 62 feet 6 inches in length, therefore
approximately 30 square feet of transparent windows and/or doors are required along the
ground level. In analysis of the façade (Exhibit 4), 33 feet of transparent windows and doors
are located between 4 and $ feet above ground. Two of the doors are not transparent,
where one door is transparent along with two windows. Staff has recommended that
additional window be added to the stairwell as a condition of a previous subsection, with
the previously recommended condition in the Building Orientation section, the standard
would be met.

Compliant
if

conditions
of

approval
are met

Standard: Upper portions of building facades shall have clear windows with visibility into
and out of the building. However, screening may be applied to provide shade and energy

“ efficiency. The minimum amount of light transmittance for windows shall be 50 percent.
Staff Comment: The second level façade around the whole perimeter of the structure have
clear windows (Exhibit 4).

N/A Standard: Display windows shall be designed for frequent change of merchandise, rather
than permanent displays.

- Standard: Where windows or storefronts occur, they must principally contain clear glazing.
Staff Comment: All windows contain clear glazing.

V’ Standard: Tinted and dark glass, highly reflective (mirror-type) glass and film are prohibited.

Standard: Untreated blank walls visible from public streets, sidewalks, or interior pedestrian
pathways are prohibited. A wall (including building facades and retaining walls) is
considered a blank wall if:

(a) It is a groundfloor wall or portion of a ground floor wall over 6 feet in height, has
a horizontal length greater than 15 feet, and does not include a window, door,

.
. building modulation or other architectural detailing; or

Compiiantf
(e) Any portion of a ground floor wall has a surface area of 400 square feet or

of Approval greater and does not include a window, door, building modulation or other
are Met architectural detailing.

Staff Comment: Along the Bremerton Ave NE facing side, there is a blank wall area between
on the most forward projection of the structure, where the stairwell is located. The blank
wall is approximately 15 feet in width, and is 16 feet in width to the corner of the projection
from the interior stairwell door. Staff has recommended that additional windows be added
to the stairwell facing Bremerton Ave NE as part of a previous subsection, where with the
condition, the standard would be met. See previous analysis above.
Standard: If blank walls are required or unavoidable, blank walls shall be treated with one or
more of the following:

(a) A planting bed at least five feet in width containing trees, shrubs, evergreen
ground cover, or vines adjacent to the blank wall;

N/A (b) Trellis or other vine supports with evergreen climbing vines;
(c) Architectural detailing such as reveals, contrasting materials, or other special
detailing that meets the intent of this standard;
(d) Artwork, such as bas-relief sculpture, mural, or similar; or
fe) Seating area with special paving and seasonal planting.

3. Building Roof Lines:
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in tent: To ensure that roofforms provide distinctive profiles and interest consistent with an urban project

and contribute to the visual continuity of the district.
Guidelines: Building roof lines shall be varied and include architectural elements to add visual interest to

the building.
Standard: Buildings shall use at least one of the following elements to create varied and
interesting roof profiles:

(a) Extended parapets;
(b) Feature elements projecting above parapets;
(c) Projected cornices;
(d) Pitched or sloped roofs
(e) Buildings containing predominantly residential uses shall have pitched roofs with
a minimum slope of one to four (1:4) and shall hove dormers or interesting roof
forms that break up the massiveness of an uninterrupted sloping roof.

Staff Comment: The proposed roof is generally flat with projecting cornices at a height

approximately 2 feet above the roof line (Exhibit 4). Gables are proposed the roof line to
create an interesting roof profile to three of the facades. The gables help establish a
presence with the parking area for the primary entrance and along Bremerton Ave NE and

__________

provide a feature element on the facades.

4. Building Materials:
Intent: To ensure high standards of quality and effective maintenance over time; encourage the use of
materials that reduce the visual bulk of large buildings; and encourage the use of materials that add
visual interest to the neighborhood.
Guidelines: Building materials are an important and integral part of the architectural design of a building
that is attractive and of high quality. Material variation shall be used to create visual appeal and

eliminate monotony of facades. This shall occur on all facades in a consistent manner. High quality
materials shall be used. If materials like concrete or block walls are used they shall be enhanced to create
variation and enhance their visual appeal.

Standard: All sides of buildings visible from a street, pathway, parking area, or open space
shall be finished on all sides with the same building materials, detailing, and color scheme, or

if different, with materials of the same quality.
Staff Comment: The same building materials and detailing are used on all sides of the two-
story structure as identified on the building elevations (Exhibit 4). Basically two
material/treatment types are used on the facades, where the middle portions of the facades
are treated with a board and batten horizontal material, and the rest of the facades have
horizontal lap siding. The west façade is all horizontal lap siding. For color, the conceptual
building model identifies a red and white theme around the building, with white used for

the horizontal human-scale canopies and as an accent color, where red is the dominant

__________

color (Exhibit 3).
Standard: All buildings shall use material variations such as colors, brick or metal banding,
patterns or textural changes.
Staff Comment: See above comments.
Standard: Materials shall be durable, high quality, and consistent with more traditional
urban development, such as brick, integrally colored concrete masonry, pre-finished metal,

stone, steel, glass and cast-in-place concrete.
Compliant if Staff Comment: The siding materials is proposed as fiber cement lap siding and trim (Exhibit
Conditions 26, page 43) which is a durable material commonly used. No brick, masonry, concrete, pre

of Approval finished metal, stone, or steel are identified as part of the building façades. Therefore, staff

recommends as a condition of approval, that brick, concrete, or other high quality more
traditional material with urban development be added to either all facades, to the primary
entry area and Bremerton facing façade, or other treatment that would add to the

horizontal lap and board and batten treatments. The applicant shall provide new elevations
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with the added material, to the Current Planning Project Manager, for review and approval,

prior to building permit issuance.

N/A Standard: If concrete is used, walls shall be enhanced by techniques such as texturing,
reveals, and/or coloring with a concrete coating or admixture.
Standard: If concrete block walls are used, they shall be enhanced with integral color,

N/A textured blocks and colored mortar, decorative bond pattern and/or shall incorporate other
masonry materials.
Standard: All buildings shall use material variations such as colors, brick or metal banding,

if’ patterns, or textural changes.
Staff Comment: See above comments.

vi. SIGNAGE:
Intent: To provide a means of identifying and advertising businesses; provide directional assistance;
encourage signs that are both cleat and of appropriate scale for the project; encourage quality signage
that contributes to the character of the Urban Center and the Center Village; and create color and
interest.
Guidelines: Front-lit, ground-mounted monument signs are the preferred type offreestanding sign. Blade
type signs, proportional to the building facade on which they are mounted, are encouraged on
pedestrian-oriented streets. Alteration of trademarks notwithstanding, corporate signage should not be
garish in color nor overly lit, although creative design, strong accent colors, and interesting surface
materials and lighting techniques are encouraged.

Standard: Entry signs shall be limited to the name of the larger development.
Staff Comment: Proposed wall signs on the north and east facades are identified on the

submitted elevations (Exhibit 4) and a monument freestanding sign along the street is

identified on the submitted building models (Exhibit 3). As analyzed in the previous report
if’ subsection b. “Zoning Compliance & Consistency” Signs, staff has recommended support of

the conceptual sign designs although cannot recommend approval, as all signs require

separate permits and will be reviewed separately. All signs are required to comply with the

general sign standards of RMC 4-4-100 and design standards for signs within Design District

‘D’.

‘ Standard: Corporate logos and signs shall be sized appropriatelyfor their location.
Staff Comment: See previous comments.

N/A Standard: In mixed use and multi-use buildings, signage shall be coordinated with the overall

building design.
Standard: Freestanding ground-related monument signs, with the exception of primary entry

“ signs, shall be limited to five feet (5’) above finished grade, including support structure.
Staff Comment: See previous comments.
Standard: Freestanding signs shall include decorative landscaping (ground cover and/or

‘
shrubs) to provide seasonal interest in the area surrounding the sign. Alternately, signage
may incorporate stone, brick, or other decorative materials as approved by the Director.
Staff Comment: See previous comments.
Standard: All of the following are prohibited:

a. Pole signs;
b. Roof signs; and

, c. Back-lit signs with letters or graphics on a plastic sheet (can signs or illuminated
cabinet signs). Exceptions: Back-lit logo signs less than ten (10) square feet are

permitted as area signs with only the individual letters back-lit (see illustration,
subsection G8 of this Section).

Staff Comment: See previous comments.
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vii. LIGHTING:

Intent: To ensure safety and security; provide adequate lighting levels in pedestrian areas such as plazas,

pedestrian walkways, parking areas, building entries, and other public places; and increase the visual

attractiveness of the area at all times of the day and night.

Guidelines: Lighting that improves pedestrian safety and also that creates visual interest in the building

and site during the evening hours shall be provided.

Standard: Pedestrian-scale lighting shall be provided at primary and secondary building

entrances. Examples include sconces on building facades, awnings with down-lighting and

decorative street lighting.
Staff Comment: Exterior light fixtures are identified on the site plan (Exhibit 7). The exterior

light fixtures are wall sconces at a pedestrian level along the ground floor level identified on

the submitted elevation plans (Exhibit 4) and a light pole to be located in between the two

parking areas in the northwest portion of the site (Exhibit 7). The pole light is proposed at a

20-foot height which complies with the maximum 25-foot height standard in RMC 4-4-075,

“Exterior On-Site Lighting” development standards.

The lighting on site should adequately provide for public safety without casting excessive

glare on adjacent properties. No lighting plan beyond what is identified on the site plan was

submitted by the applicant. Staff recommends, as a condition of approval, the applicant be

required to provide a lighting plan that adequately provides for public safety without casting

excessive glare on adjacent properties at the time of building permit review. Downlighting

shall be used in all cases to assure safe vehicular movement in an area where pedestrians

could be walking. The lighting shall be submitted to, and approved by, the Current Planning

______

Project Manager prior to building permit approval.

Standard: Corporate logos and signs shall be sized appropriatelyfor their location.

Staff Comment: No corporate logo has been identified as part of the submitted plan sets. If

such logos are incorporated, they would be evaluated separately as part of a required

______

separate sign permits.

Standard: Accent lighting shall also be provided on building facades (such as sconces) and/or

to illuminate other key elements of the site such as gateways, specimen trees, other

significant landscaping, water features, and/or artwork.

Staff Comment: Sconces are the proposed wall lighting along all facades of the building as

identified on the elevations (Exhibit 4). As part of a previous staff recommended condition

of approval in the Building Orientation section, staff recommends multiple sconces be

placed on the Bremerton Ave NE façade similar to the primary entry facing NE 4th St. No

other significant features are proposed that may require accent lighting other than the

monument freestanding sign along Bremerton Ave NE.

Standard: Downlighting shall be used in all cases to assure safe pedestrian and vehicular

movement, unless alternative pedestrian scale lighting has been approved administratively

‘
or is specifically listed as exempt from provisions located in RMC 4-4-O75 Lighting, Exterior

On-Site (i.e., signage, governmentalflags, temporary holiday or decorative lighting, right-of-

way-lighting, etc.).
Staff Comment: See discussion and condition above.

e. PLANNED ACTION ORDINANCE AND DEVELOPMENT AGREEMENT COMPUANCE AND CONSISTENCY:

Not applicable.

f. OFF SITE IMPACTS:

Structures: Restricting overscale structures and overconcentration of development on a particular

portion of the site.

Staff Comment: The single 2-story building is located generally in the center of the site and there is
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not a concentration of development on the site. The structure would not he an overscale structure or

overconcentration of development on the subject site as the proposal does not exceed maximum

height, lot coverage, or setback requirements. Play structures will be added to the multiple children’s

play areas. The largest play structure is proposed in the most southwesterly corner of the site, with

smaller play structures proposed in the other two play areas located to the south and west of the

building.

Circulation: Providing desirable transitions and linkages between uses, streets, walkways and

adjacent properties.

Staff Comment: The applicant has proposed a pedestrian plaza between the primary entry on the

northern façade and Bremerton Ave NE street which is connected to the public sidewalk with an ADA

accessible pathway accessing the site. Additional pedestrian connections are provided throughout

the parking lot and to the primary and secondary entrances and play areas.

Loading and Storage Areas: Locating, designing and screening storage areas, utilities, rooftop

equipment, loading areas, and refuse and recyclables to minimize views from surrounding properties.

Staff Comment: Site design and refuse and recyclables deposit areas have been thoughtfully

incorporated into the site plan in order to screen refuse and recyclable areas (Exhibit 7 and Exhibit

22). All rooftop equipment would be screened from public view through rooftop screening (Exhibit 6)

and would be painted a similar color to match the roofing material color (Exhibit 26, Design checklist,

page 41).

Views: Recognizing the public benefit and desirability of maintaining visual accessibility to attractive

natural features.

Staff Comment: There are no large attractive natural features on or near the site for which to

maintain visual accessibility.

Landscaping: Using landscaping to provide transitions between development and surrounding

properties to reduce noise and glare, maintain privacy, and generally enhance the appearance of the

project.

Staff Comment: See Landscaping discussion under report Findings subsection H.17.b. “Zoning

Compliance & Consistency” Landscaping.

Lighting: Designing and/or placing exterior lighting and glazing in order to avoid excessive brightness

or glare to adjacent properties and streets

Staff Comment: See above Lighting analysis in subsection Findings H.17.c “Design Regulation

Compliance & Consistency” vii. Lighting. The wall sconces are located along the building façades,

where such lighting would not impact the southerly residential subdivision as the lights are

approximately 35 feet away from the property line with a tall fence and 10-foot vegetated buffer in

between. The only on-site pole light proposed is in the parking area and not near property lines and

is below the 25 foot pole light allowance per code.

g. ON-SITE IMPACTS:

Structure Placement: Provisions for privacy and noise reduction by building placement, spacing and

orientation.

Staff Comment: The structure is located in the middle of the property, in close proximity of

Bremerton Ave NE. Children’s play areas proposed in the southern and western portions of the site

would be blocked from street noise by the 2-story structure. The structure is located approximately

40 to 50 feet from the properties abutting the site to the south where single family homes are

located with a 10-foot sight obscuring landscaped buffer along the subject site south property line.

ERC/Site Plan Report



City of Renton Department of Community & Economic Development Environmentol Review Committee & Administrotive Site Plan Report

KIDDIE ACADEMY CHILD DAY CARE CENTER LUA5-000021, ECF, SA-A

Report of February 9, 2015 Page 28 of 34

Structure Scale: Consideration of the scale of proposed structures in relation to natural

characteristics, views and vistas, site amenities, sunlight, prevailing winds, and pedestrian and vehicle

needs.

Staff Comment: The proposed 2-story building would be located approximately 20 percent of the

subject site. In addition to being setback from the Bremerton Ave NE public street realm, the

applicant proposes setbacks from the northern, southern, and western property boundaries which

provides for flow of sunlight, winds, vehicle and pedestrian movement through the site. Architectural

treatments such as the amount of glazing on each façade allow for transparency between the

exterior and interior of the building and natural light to reach into interior spaces. The structure’s

scale is broken down through other design elements including the glazing features, horizontal

canopies, and modulation of the building on all sides.

Natural Features: Protection of the natural landscape by retaining existing vegetation and soils, using

topography to reduce undue cutting and filling, and limiting impervious surfaces.

The site currently has four recently planted trees along the Bremerton Ave NE public street and

sidewalk realm. The site was previously cleared and graded for the development of a multi-story

commercial building that was never constructed. The minimal existing vegetation would be removed

for site development and a number of additional plantings would be added, including trees, shrubs,

and groundcovers (Exhibit 12).

Topographically, the site is relatively flat although a few feet above street grade. The applicant does

not propose significant grading to lower the site but will use the approximate site grade which

minimizes the amount of cutting and filling. Grading and the bringing in of fill would be necessary in

order to prepare the site for the proposed improvements. The applicant is proposing the excavation

of approximately 150 cubic yards of on-site material (Exhibit 2). Any fill brought to the site would

require a fill source statement as the subject property is located in a City aquifer protection zone.

Following construction the site would have an impervious surface cover of approximately 60 percent.

Landscaping: Use of landscaping to soften the appearance of parking areas, to provide shade and
privacy where needed, to define and enhance open spaces, and generally to enhance the appearance

of the project. Landscaping also includes the design and protection of planting areas so that they are
less susceptible to damage from vehicles or pedestrian movements.

Staff Comment: Proposed landscaping is analyzed in subsections above Landscaping subsections in b.

“Zoning Compliance and Consistency”. The landscaping plan would provide protection of planting

areas so that they are less susceptible to damage from vehicles and pedestrian movements by

installing perimeter curb. The landscaping is used to provide a transition between the proposed

development and Bremerton Ave NE and between the single family residential area to the south of

the site (Exhibit 12). The landscaping softens the appearance of the parking areas and generally

enhances the appearance of the project.

h. ACCESS:

Location and Consolidation: Providing access points on side streets or frontage streets rather than

directly onto arterial streets and consolidation of ingress and egress points on the site and, when

feasible, with adjacent properties.

Staff Comment: The site currently has one curb cut from Bremerton Ave NE to the east and an access

easement through the northerly abutting lot that has a curb cut access point to NE 4th St. NE 4th is a

Principal Arterial and Bremerton Ave NE is classified as a residential street and is considered a side

street to the NE 4th St corridor. No new access points to the site are proposed.

Internal Circulation: Promoting safety and efficiency of the internal circulation system, including the

location, design and dimensions of vehicular and pedestrian access points, drives, parking,
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turn arounds, walkways, bikeways, and emergency access ways.

Staff Comment: The site plan identifies the pedestrian pathways and vehicular connections to the

street and parking areas. Surrounding the proposed building is a sidewalk that provides connection to

the primary entry, parking areas, pedestrian plaza, bicycle parking area, all access doors, and to the

sidewalk in Bremerton Ave NE. The internal vehicle circulation is coordinated with the northerly lot,

where shared access is allowed through each respective property, providing access to parking areas

on both sites and the access points to Bremerton Ave NE and NE 4th St.

Loading and Delivery: Separating loading and delivery areas from parking and pedestrian areas.

Staff Comment: There are no dedicated loading or delivery areas proposed on site. It is not

anticipated that loading and delivery areas are required of the proposed use.

Transit and Bicycles: Providing transit, carpools and bicycle facilities and access.

Staff Comment: Alternative transportation options are available with public transit stops nearby and

bicycle parking facilities required on-site. Short-term bicycle parking is required and is proposed

through the placement of a bicycle rack for a minimum of four bicycles, along the east façade near

the pedestrian plaza and pedestrian connections to the primary building entrance and sidewalk along

Bremerton Ave Ne.

Transit routes are located neat the subject site for both King County Metro. The bus route Metro 111

has bus stops along NE 4th St. Other Metro bus routes are located near the intersection of Duvall Ave

NE and Union Ave NE along the NE 4th commercial corridor. These bus routes provide regional

connections through the Renton Transit Center and other transit center thatconnect with other local

and regional transit routes.

Pedestrians: Providing safe and attractive pedestrian connections between parking areas, buildings,

public sidewalks and adjacent properties.

Staff Comment: The project proposal provides multiple access routes around the site and safe

accessible connections with the building, and public street network. For more details, see Findings

subsection H.17.c. “Design Regulation Compliance & Consistency” iii. Pedestrian Environment.

i. OPEN SPACE: Incorporating open spaces to serve as distinctive project focal points and to provide

adequate areas for passive and active recreation by the occupants/users of the site.

Staff Comment: There are multiple open spaces proposed between the pedestrian plaza and bicycle and

landscaping area nearest to Bremerton Ave NE and the multiple children’s play areas at the south and

west of the site. The play areas are proposed with play ground equipment structures and are divided

according to age groups and vary in area. The play areas are fenced from public use to be used solely by

the day care. The pedestrian plaza is not fenced in and is anticipated to be accessed by passers-by and

primarily by students, parents, and day care staff for the transition of children to and from the parking

areas for drop-off and pick-up. The pedestrian plaza is proposed with three benches and a low cement

wall that can also be used as seating.

j. VIEWS AND PUBLIC ACCESS: When possible, providing view corridors to shorelines and Mt. Rainier, and

incorporating public access to shorelines.

Staff Comment: The proposed structure would not block view corridors to shorelines or Mt. Rainier. The

public access requirement is not applicable as the site is not adjacent to a shoreline.

k. NATURAL SYSTEMS: Arranging project elements to protect existing natural systems where applicable.

Staff Comment: There are no natural systems located on site with the exception of drainage flows. See

drainage background in the subsection below, H.17.l “Services and Infrastructure” Drainage for more

drainage detail.
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I. SERVICES AND INFRASTRUCTURE: Making available public services and facilities to accommodate the

proposed use.

Police and Fire: Fire and Police Department staff has indicated that existing facilities are adequate to

accommodate the subject proposal if fire requirements are met. A minimum of two fire hydrants are

required. One within 150 feet and two within 300 feet of the building. One hydrant is required within

50 feet of the fire department connection. Existing hydrants may be counted towards the

requirements as long as they meet current codes and distance requirements, including 5-inch storz

fittings. Approved fire sprinkler and fire alarm systems are required throughout the building.

Separate plans and permits are required by the fire department. Direct outside access is required to

the fire sprinkler riser room. Fully addressable and full detention is required for the fire alarm system.

Fire department apparatus access roadways are required within 150 feet of all points on the building.

Fire lane signage is required for the on-site roadway. Required turning radius are 25 feet inside and

45 feet outside. Roadways shall be a minimum of 20 feet wide. Roadways shall support a minimum of

a 30 ton vehicle and 75 psi point loading. An electronic site plan is required prior to occupancy for

pre-fire planning purposes. Additionally, fire impact fees are currently applicable at the rate of $0.45

per square foot of space. Payment of impact fee will be due at time of building permit issuance.

Parks and Recreation: Not Applicable

Drainage: Previous development of the site provides for the required storm drainage requirements

and meets the 2009 King County stormwater manual requirement. See the previous Environmental

Review stormwater section in report subsection “G.b. Water” above. The surface water system

development fee of $0.540 per square foot of new impervious surface will apply. The fee is payable

prior to issuance of the utility construction permit.

Transportation: The site has one public street frontage on Bremerton Ave NE which is classified as a

residential street. The site was previously combined with the northerly abutting lot until a short plat

approval in 2012 divided the site into two.

A street modification to retain the existing right-of-way improvements in Bremerton Ave NE was

requested as part of the short plat application. The request was approved (Exhibit 20). No

improvements to the Bremerton Ave NE right-of-way are required for the subject proposal. A

detailed transportation staff analysis is provided in the Environmental Review “Transportation”

subsection above. The proposed final project is anticipated to generate approximately 61 additional

daily trips in the AM Peak Hour and 63 additional trips in the PM Peak Hour (Exhibit 17, page 3, Table

2). City transportation staff states that the subject proposal will have minimal impact on traffic

operations at the intersection, where a traffic signal is not warranted, and minimal impact on

Bremerton at the driveway serving the development where no roadway or channelization

improvements are required (Exhibit 24).

The proposed development is anticipated to generate additional traffic on the City’s street system. A

Transportation Impact Fee, per net new average daily trip attributed to the project, was

recommended as part of the SEPA review. The fee would be used to mitigate the proposal’s potential

impacts to City’s transportation system and is payable to the City as specified by the Renton

Municipal Code.

Schools: Not Applicable.

Water and Sewer: This project is served by the City of Renton. There is an existing 12-inch water

main (water plan no. W 3475) located within a 15-foot easement along the north property line. The

12-inch water main can deliver approximately 2,500 gpm at 20 psi residual pressure. The static water

pressure is 65 psi at elevation 414 feet. There is also an existing 8-inch main in Bremerton Ave NE

that can deliver 2,500 gpm. The project is within the City of Renton’s Highlands 565 zone water

service area. There are 2 hydrants within 300 feet of the site and each hydrant can deliver 1,000 gpm.
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The applicant will be required to submit separate utility plans, prepared according to City of Renton

drafting standards by a licensed Civil Engineer.

For water, the system development fee is based on the size of the new domestic water meter that

will serve the new building. The development is subject to water system development charges, meter

installation fees based on the size of the domestic meter and fire service line. Fee for a 2-inch

domestic water meter is $24,720.00. Fee for a 4-inch fire line is $10,050.00. The fee for a 2-inch

meter drop in the City is $950.00. A reduces pressure backflow assembly (RPBA) will be required to

be installed inline of the domestic water meter to the building in an above ground insulated “hot

box”, per City standard. Existing water stubs on the existing 12-inch water line that are not used shall

be capped at the main line. Civil plans for the water main improvements will be required and must be

prepared by a professional engineer registered in the State of Washington.

System development fee for sewer is based on the size of the new domestic water to serve the

proposed project that will serve the new building The fee is payable prior to issuance of the

construction permit. Sewer fee based on a 2-inch domestic water meter is $17,080.00.

I. PHASING: The applicant is not requesting any additional phasing request.

f I. CONCLUSIONS:

1. Based on analysis of probable impacts from the proposal, staff recommends that the responsible

officials issue a Determination of Non-Significance-Mitigated with three mitigation measures (Exhibit 1).

2. The proposal complies with the Site Plan Review Criteria if all conditions of approval are met.

3. The proposal is compliant and consistent with the plans, policies, regulations and approvals.

4. Staff does not anticipate any adverse impacts on surrounding properties and uses as long as the

conditions of approval are complied with.

5. The proposed use is anticipated to be compatible with existing and future surrounding uses as

permitted in the CA zoning classification.

6. The scale, height, and bulk of the proposed building is appropriate for the site.

7. Safe and efficient access and circulation has been provided for all users.

8. There are adequate public services and facilities to accommodate the proposed use.

9. The proposed location would not result in the detrimental overconcentration of a particular use within

the City or within the immediate area of the proposed use. The proposed location is suited for the

proposed use.

10. The use would not result in a substantial or undue adverse effect on adjacent properties. The

construction of a new structure would result in an overall improvement of the visual environment.

11. Adequate parking for the proposed use has been provided through the approval of the parking

modification for the number of parking stalls.

12. The proposed site plan ensures safe movement for vehicles and pedestrians and has mitigated

potential effects on the surrounding area if all conditions of approval are complied with.

ERC/Site Plan Report



CTh/ of Renton Deportment of Community & Economic Development Environmentol Review Committee & Administrotive Site Plon Report

KIDDIE ACADEMY CHILD DAY CARE CENTER LUA5-000021, ECF,SA-A

Report of February 9, 2015 Page 32 of 34

13. The proposed development would not generate any long term harmful or unhealthy conditions.
Potential noise, light and glare impacts from the proposed use have been evaluated and mitigated if all
conditions of approval are complied with.

14. Landscaping has been provided in all areas not occupied by the building or impervious surfaces.
Additional landscaping has been provided in order to buffer adjacent properties from potentially
adverse effects of the proposed use.

J. DECISION:

The proposed Site Plan for Kiddie Academy Child Day Care Center, File No. LUA15-000021, ECF, SA-A, is
approved subject tc the following conditions:

1. The applicant shall comply with the three mitigation measures issued as part of the Determination of
Non-Significance Mitigated, dated February 9, 2015.

2. The applicant shall be required to revise the site plan to depict a pedestrian pathway through the
parking area and drive aisle to the most westerly parking stalls, specifically from stall 12 as identified on
the site plan and where the sidewalk ends to the west. The pathway shall be differentiated from the
parking area surfacing. The revised site plan shall be submitted to, and approved by, the Current
Planning Project Manager prior to building permit approval.

3. The applicant shall be required to revise the site plan to provide the minimum stall areas for compact,
accessible, and standard sized vehicle stalls within the on-site parking areas. The revised site plan shall
be submitted to, and approved by, the Current Planning Project Manager prior to building permit
approval. The corrected site plan shall also be submitted with the building permit application.

4. The applicant shall be required to submit a detailed landscape plan, compliant with RMC4-8-120D.12,
with an update to the location of the interior parking landscaping and additional trees in front of the
fence around the play area facing Bremerton Ave. NE. The updated plan shall be provided to the
Current Planning Project Manager, for review and approval, prior to building permit approval.

5. The applicant shall be required to submit separate sign permits for the wall signs and monument sign.

6. The applicant shall be required to redesign the Bremerton Ave NE facing elevation, to include at
minimum, windows to the stairwell on each level that are a similar sized window as commonly used on
the other facades, a further projection of the overhanging canopy that shall have similar styled columns
as the canopy and columns for the primary entry, have multiple sconce lights, and a functioning clock
and add the same type of functioning clock in the upper gable as is proposed on the north façade or
similar features. The revised elevation shall be submitted to, and approved by, the Current Planning
Project Manager prior to building permit approval.

7. The applicant shall revise the Bremerton Ave NE façade doors. The location of the fire room door shall
be located on the southern facing wall of the room and the water connection shall be relocated also, to
not be on the Bremerton Ave NE facing side of the room, if allowed by Fire approval. For the fire room,
a window or similar treatment, and windows similar in size to other building windows shall be placed
on the Bremerton street facing façade. Further, the building access door shall be of the same type as

the doors surrounding the rest of the building, with transparent glazing provided. The applicant shall
update the building façade and provide it to the Current Planning Project Manager, for review and

approval, prior to issuance of building permits.
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8. The applicant shall provide a lighting plan which complies with the Design District standards. The plan

shall indicate the location of exterior/ornamental lighting to be attached to the building, and any

surface parking lighting, including specifications of the light fixtures. The lighting plan shall be

submitted to, and approved by, the Current Planning Project Manager prior to building permit

approval.

9. The applicant shall be required to add brick, concrete, or other high quality more traditional material to

either all facades, to the primary entry area and Bremerton facing façade, or other material that would

add to integrate well with the proposed horizontal lap and vertical board and batten façade materials

and colors. The revised elevations shall be submitted to, and approved by, the Current Planning Project

Manager prior to building permit approval.

DATE OF DECISION ON LAND USE ACTION:

SIGNATURE:

_______

Jennifer T. Henning, Planning Director Date

Department of Community & Economic Development

TRANSMuTED this 9th
of February, 2015 to the Owner/Applicant/contact:

Contact/Applicant: Owner:

Paul Franks, Hanggang Fan

Paul Franks Architecture 1616 192th P1 SE

14711 NE 29th P1, #118 Sammamish, WA 98075

Bellevue, WA 98007

TRANSMITTED this 9th
of February, 2015 to the following:

Chip Vincent, CED Administrator

Steve Lee, Development Engineering Manager

Craig Burnell, Building Official

Vanessa Dolbee, Current Planning Manager

Fire Marshal

Land Use Action Appeals, Request for Reconsideration, & Expiration

The Environmental Determination and the Administrative Site Development Plan Review decisions will become

final if the decisions are not appealed within 14 days of the decision date.

Environmental Determination Appeal: Appeals of the environmental determination must be filed in writing

to the Hearing Examiner on or before 5:00 p.m., February 27, 2015.

Administrative Site Development Plan Approval Appeal: Appeals of the administrative site development plan

review decision must be filed in writing to the Hearing Examiner on or before 5:00 p.m. on February 27, 2015.

Parking Modification Approval Appeal: Appeals of the parking modification decision must be filed in writing

to the Hearing Examiner on or before 5:00 p.m. on February 27, 2015.

APPEALS: An appeal of the decision(s) must be filed within the 14-day appeal period (RCW 43.21.C.075(3);

WAC 197-11-680). Renton Municipal Code Section 4-8-110 governs appeals to the Hearing Examiner. Appeals

must be filed in writing together with the $250.00 application fee to Hearing Examiner, City of Renton, 1055

South Grady Way, Renton, WA 98057. Additional information regarding the appeal process may be obtained

from the City Clerk’s Office, Renton City Hall - 7th Floor, (425) 430-6510.
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RECONSIDERATION: Within 14 days of the decision date, any party may request that a decision be reopened by

the Administrator (Decision-maker). The Administrator (Decision-maker) may modify his decision if material

evidence not readily discoverable prior to the original decision is found or if he finds there was

misrepresentation of fact. After review of the reconsideration request, if the Administrator (Decision-maker)

finds sufficient evidence to amend the original decision, there will be no further extension of the appeal period.

Any person wishing to take further action must file a formal appeal within the 14-day appeal timeframe.

EXPIRATION: The Administrative Site Development Plan Review decision will expire two (2) years from the date

of decision. A single two (2) year extension may be requested pursuant to RMC 4-9-200.

THE APPEARANCE OF FAIRNESS DOCTRINE: provides that no ex parte (private one-on-one) communications

may occur concerning the land use decision. The Doctrine applies not only to the initial decision, but to Appeals

to the Hearing Examiner as well. All communications after the decision/approval date must be made in writing

through the Hearing Examiner. All communications are public record and this permits all interested parties to

know the contents of the communication and would allow them to openly rebut the evidence in writing. Any

violation of this doctrine could result in the invalidation of the appeal by the Court.
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Kiddie Academy
Renton, WA
PAUL FRANKS ARCHJTECrURE
PROJECT NO. 2014-07

SITE PLAN REVIEW
PROJECT NARRATIVE

Kiddie Academy
353 Bremerton Avenue NE, Rencon, WA 98059
Site 31,243 square feet = 0.717 acres

1 Project name, size and location of site 2 scones
Building Area = 12,948 sq. ft.
Lot 2 King County Short Plat 1079069
Assessor’s Property Tao Parcel #508210-0041

• Environmental Review: Environmental (SEPA)

. . . Review- City of Renton Planning Oivisinn
2 Land use permits required for proposed project

• Administrative Site Plan Review- City of Renton
Planning Oivinion

. .
. Site - CA-Commercial Arterial, All adjacent

3 Zoning designation of the site and adjacent properties parcels = CA-Commercial Arterial

. Current use: vacant. Esinting peving 6,298 sq. ft.
4 Current use of the site end any eeisting improvements & it parking spaces, underground utilities.

S Special site features (i.e. wetlands, weter bodies, steep slopes) None

The site is underlain primurily by netive soils
consisting of medium dense En very dense silty

. . . send and silty send with gravel till deposits.
6 Statement addressing soil type and drainage conditions Storm drainage will utilize the euisting shared

storm drainage value end systems located on the
adjacent site by easement agreement.

7 Proposed use of the property and scope of the proposed development Child day care for 170 students and 21 staff.

8
For plato indicate the proposed number, net density and range of sizes (net lot None
area) of the new lots

Shared drive access on NE 4th Street end
Bremerton Avenue NE. Non-enclusive easement
and right-of-way of access, ingress and egress

9 Access over and across the interior roads, parking areas,
entrances, approaches, sidewalks and service
areas. King County Recording A
20121220 00 16 17

The enisting street improvements have been
previously approved per City sf Renton letter

10
Proposed off-site improvements (i.e. installation of sidewalks, fire hydrants, dated 8/9/11 to Core Oenign Inc. “Street

newer main, etc.) Modification Reguested-NE4th Street and
Bremerton Ave NE Proposed Key Plaza Short
Plat.

Total estimated construction cost and estimated fair market value of the
$ 1,980,000

proposed project

Excavation for the foundation and finish grading

12
Estimated quantities end type of materials involved if any fill or excavation is ±150 cubic yards. Fill materiel will consist of

proposed suitable on-site soils and commercially available
processed rock and nand products.

13 Number, type end size of any trees to be removed None

14 Explanation of any lend tu he dedicated to the City None

15 Any proposed job nhecku, sales trailers, end/or model homes Contractor’s construction office trailer

16 Any proposed modihcations being requested (include written justification) None

17 For projects located within 100 feet of a stream or wetland, please include: Not applicable

For projects located within 200-feet of Black River, Cedar River, Springbrook
08 Creek, May Creek and Lake Washington please include the following additional Not applicable

information:

The approximate location of and number of residential units, existing and
19 potential, that will have an obstructed view in the event the proposed project Not applicable. The building height is 30 feet.

exceeds a height of 35-feet above the average grade level

EXHIBIT 2

RECEIVED
JAN 15 2015

CITY OF RENTON
PLANNING DIVISION
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Dear M. Caon:

We have reviewed ‘iour requested street modification request for the street improvements

associated with a proposed two lot commercial short plat on the southwest corner of NE 4th s an

Bremerton Av NE Your request is to modify the street standards for this project to retain the existing

street Improvements Both street frontages are currently improved with recently constructed curb,

gutter and sidewalks The modification is requested in response to the code requirement to replace

the existing improvements witha ider pIäning strip and sidewalk improvements,Vand to dediate

additional right-of-way for both street frontages

The requested modifications are approved The existing street improvements along NE 4th St are in

conformnce tothé ‘req .iireménts listed in the City’s açlopted VcorridDrplan for NE 4th St, including an

approximate five foot planting strip and a five foot sidewalk The improvements along Bremerton Av

NE were recently constructed, and are consistent with the rest of the street improvements along

Bremerton Av NE south of the site The request to modify the right-of way dedication requirements

is also approved, and no further dedication will be required for the proposed short plat, or future

development of the undevelopd newlot. :

The street standards modrica÷io’ does not become officia1 until the short plat is aporoved at which

point it can be appealed The modification listed in this letter will be included as part of the CED

approval for the future short plat applicatron

If you, have any’further questions regarding street irtiprovrnent or drainage requirements for this

project, please contact Kayren Kittrick at 425-430-7299 or kkittrick@rentonwa gov

$
: Sincerely, ‘ V

V

•‘ V

Neil Watts, Director, - V V

V. DeveloprnentServices Director’

RentonOtyHail • O55SouthGradyWay • Rentôn,Washington 98057 rentonwa.gov

• Dénis Lav
Mayor V

August 9, 2011

David E Caytoh, P.E., Principal
V

V

V

Core Oesign,lnc. V
V

14711 NE 29th Place, Suite 101
V

Bellevue,WA 98007 V

V

Dpa rtment.of Community and Economic Development
Alex Pietsch, Administrator

__V

Subject: V Street Modiflcation Reqvest — NE
4th Street and Brernerton AVe NE

Proposed Key Plaza Short Plat V,

V

V

V ‘ ‘ V

cc: . KayrenKittrick V
V

EXHIBIT 11
V

,,

]enhifer Henning
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Solutions
NWac

Geotechnical Engineering Z

Geology •

Environmental Scientists -..

Construction Monitoring
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FOR

31

RENTON KIDDIE ACADEMY

RENTON, WASHINGTON

Project Engineer:
Prepared by:
Date:
Core No.:

David I. Cayton, P.1.
Preston J. Longoni, E.I.T.
January 9, 2015
14074?
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Traffic Impact Analys” 0e0

Key Plaza

At the Request of:
Amber Properties

Phone: 253-931-0506
Fax: 253-333-2340
E-Mail: tmiHertcnjnc,com
.‘YwW.tCflinccorn

Prepared by:

Timothy Miller, PE
Washington #27048
Member, ITE #11026

August 9, 2007

TRANSPORTATION
CONSULTING

ORTH WEST

a dl Wsian ‘Jf TCN Inc.

1607 E. Main Street
Auburn WA 98002

Renton, Washington

Prepared For:
City of Renton

I J? Pf /jJ’ 08 J
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Parametrix 32NGINERING • PLANNING • eNVIRoNMENTAL sceur

c.’
.eo 1<tECEI\/ED

1.253.863.5128 F. 253.8632873 1C’
C- JAN 51 ZO5

CITYOFREIrON
TECHNICAL 1% )RANDUM pLANNING DIVISION

Date: January 14, 2015
To: Bob Maim and Jan ilhian, City of Renton
From: Cindy Clark, PE
Subject: Signal Warrant Analysis at 4th & Bremerton
cc: Howard fan, Kiddie Academy
Project Number: 214-7364-001
Project Name: Kiddie Academy

INTRODUCTION AND BACKGROUND

This technical memorandum summarizes the traffic operations and signal warrant analysis conducted forNortheast (NE) 4 Street at Bremerton Avenue, in the City of Renton. This analysis was prepared for the KiddieAcademy development which is planned to be constructed at 353 Bremerton Avenue. This site is currently vacantand is located at the southwest corner of NE 4th Street and Bremerton Avenue. This site has two access points tothe City Streets: one driveway connecting directly to NE 4th Street and another driveway connected to the southleg of Bremerton Avenue, approximately 100 feet south of the intersection at NE 4th Street. Please refer to theVicinity Map at the end of this memorandum.

This technical memorandum supplements a signal warrant analysis that was included in a Traffic Impact AnalysisReport prepared for the Key Plaza development by Traffic Consulting Northwest, dated August 9, 2007. Thisreport will herein be referred to as the Key Plaza TIA. In the Key Plaza TIA, the proposed development was anew drive-in bank, a general office building, and a specialty retail center. Since that time, the bank has beenconstructed, but the office space and specialty retail were not built. The unused land will now be used for theproposed Kiddie Center Academy.

This technical memorandum uses new count data, therefore, the development of the bank and removal of theplanned construction of the office building and specialty retail center is now considered part of the existingcondition.

This memorandum supersedes the memorandum issued to the City for review on January 9, 2015.

DATA COLLECTION

To obtain accurate traffic volumes for existing conditions, turning movement counts were gathered at theintersection of NE 4th Street and Bremerton Avenue, on Tuesday, January 6, 2015. The counts were conductedbetween 7:00 am and 9:00 am (AM Peak) and between 4:00 pm and 6:00 pm (PM Peak). The traffic counts areshown in Figure 1 and the raw data counts are included at the end of this memorandum.

EXHIBIT 17



•e” ‘
‘439 ,imental impacts

ne if available
address the probable

- ,vill be prepared to further analyze

INSTRUCTIONS FOR APPLICANTS:

This environmental checklist asks you to describe some basic information about your proposal.
Please answer each question accurately and carefully, to the best of your knowledge. You may
need to consult with an agency specialist or private consultant for some questions. You may use
“not applicable” or “does not apply” only when you can explain why it does not apply and not
when the answer is unknown. You may also attach or incorporate by reference additional studies
reports. Complete and accurate answers to these questions often avoid delays with the SEPA
process as well as later in the decision-making process.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a
period of time or on different parcels of land. Attach any additional information that will help
describe your proposal or its environmental effects. The agency to which you submit this
checklist may ask you to explain your answers or provide additional information reasonably
related to determining if there may be significant adverse impact.

INSTRUCTIONS FOR LEAD AGENCIES:

Additional information may be necessary to evaluate the existing environment, all interrelated
aspects of the proposal and an analysis of adverse impacts. The checklist is considered the first
but not necessarily the only source of information needed to make an adequate threshold
determination. Once a threshold determination is made, the lead agency is responsible fo
completeness and accuracy of the checklist and other supporting documents.

USE OF CHECKLIST FOR NONPROJECT PROPOSALS:

ct O0NØo

1-07 Site Design Review:2014-07 Site Plan
tondoc 05/14

DEPARTMENT OF COMMUNITY

AND ECONOMIC DEVELOPMENT

iityof 5

PLANNING DIVISION

ENVIRONMENTAL CHECKLIST
City of Renton Planning Division

1055 South Grady Way-Renton, WA 98057

Phone: 425-430-7200 Fax: 425-430-7231

PURPOSE OF CHECKLIST:

Governmental agencies use this checklist to ‘

of your proposal are significant. This informa
avoidance, minimization or compensatory miti
significant impacts or if an environmental impac
the proposal.

Paul Franks HD:Users:PauI:Documenta:Ct
Review Exhibita:2014-07 Exhibit 5 Environi

EXHIBIT 18



D5E 04 T23N R5E E 1/2

-• R-8

t

--

ZONING MAPSOOK F5E 16T23N R5EE 1/2
2 E5E

PLANNING-TECHNICALSERV)CES
PRINTED DATE: 10)02/2013

09 T23N REE E 12
‘“

a a ..1 a 91 at
/

t 9a b5t fl ava aa a1 aaa1e V.iaaa R8) %a%tcaattat 6dafc

4’1 1 ap ar ay a eritan

atUattt EEJ/2MF1RcaaaiatMit*ia-ai

-Ornmmty & Econontc D’vetmr at tu I r R M$ arIa r

a a a a
an a n fJ a p 4 4 r c ‘tar

rtr 1) a J lMt1) Ft a at nail rattan

‘ aenta1 44 a IEJ taba’ C I

.:enaaa: 44rar tt.t,2I Jrba Ceaa’a’ laratfl 2

i\,1V ! 10

RRU

7iiii ir

__ _____ __

7
t

CV
18 [ R8

L10 PS

_

PS
IL --

o

LJr,_P)J Pi0

R4F

___

—

___ _______

RFOAA_______



K
E

Y
P

L
A

Z
A

S
H

O
R

T
P

L
A

T

1.
TH

iS
O

lE
IS

S
D

A
&

C
T

’T
O

TH
E

T
E

R
M

S’
C

O
V

EN
A

N
TS.

RH
O

EU
R

D
IO

R
N

S
C

U
R

T
A

N
E

O
O

R
LI

I.
K

E
IM

IE
H

I
IRLLIRA

F
T

H
IP

L
E

H
H

E
R

E
SY

çE
T

T
T

F
Y

T
h

o
r

T
H

IS
SH

O
R

T
S

TE
O

F
W

I
R

E
FE

R
R

E
R

TD
TH

ER
EIN

N
H

E
D

R
A

N
D

A
O

F
ER

SC
B

E
W

C
N

L
E

S
S

E
R

A
M

R
E

W
A

’R
R

P
E

D
R

E
C

lE
A

t
SU

W
Y

I
S

E
E

D
E

R
2

9
T

D
P

R
I9

2
3

94T
H

R
A

N
G

E
(5

5
.
‘
.

.
L

E
E

.
A

W
A

SA
W

G
T

U
R

U
M

IT
E

T
’IU

A
R

M
JE

Y
C

O
M

PA
N

Y
A

N
D

lE
D

H
.

H
A

L
E

S.
FEC

A
W

090N
D

T
U

R
‘
*

,
.
.
.
‘

.:
.,

C
T

H
N

T
Y

L
’..W

A
D

M
N

G
T

U
R

.
TH

A
T

TH
E

C
)TTIN

G
ES

M
A

D
D

IST
A

N
C

E
S

A
R

E
C

O
U

N
T

Y
O

F
)

,
‘
.
‘

“
;
.
,

A
A

M
TCD

U
T

M
ID

T
Y

E
M

tA
N

T
M

U
L

E
S

S
E

E
A

EY
U

M
A

D
M

A
D

A
N

A
L

A
R

S
D

Q
A

O
T

H
55

D
ISFE

O
SE

D
B

Y
“

A
E

H
E

T
H

.’T
H

A
I

TH
E

L
O

Y
E

D
R

N
E

9S
:A

A
E

ST
A

R
E

D
C

U
R

T
E

C
C

E
Y

0
0

T

I
F

E
R

R
E

T
D

IR
T

T
N

O
W

U
R

IIA
R

E
SA

T
T

D
A

C
T

U
R

Y
E

M
O

E
N

E
R

TH
A

T
/R

N
W

N
&

&
C

IS
TH

E
PE

R
SO

N
TH

A
T

IN
ST

R
U

M
E

N
T

R
E

C
U

R
R

E
D

U
N

D
E

R
R

E
C

W
IN

N
IU

A
IU

M
R

E
T

R
2A

D
B

A
A

900D
A

N
A

.
,
.
.
‘

,
H

A
R

E
n
a
p

C
U

R
P

U
P

D
lA

T
H

T
H

E
:P

N
D

M
D

D
IJS

O
F

T
H

E
PLA

T]W
A

D
F

R
P

P
E

T
R

C
D

M
E

FU
R

E
M

E
A

N
D

S
A

D
P

E
R

S
O

N
A

E
U

N
D

M
U

S
R

E
D

TH
A

T
iiS

&
iiW

iiS
W

T
R

T
:

A
N

O
A

TH
ST

A
T

E
D

2.
TH

IS
D

IE
IS

D
iA

L
E

C
T

TO
0
*

T
E

R
M

S
R

E
A

N
E

A
SE

M
E

N
T

FO
R

S
E

R
E

E
S

C
U

T
S

,Q
ID

FIFE
S

I’
TH

A
T

H
E

W
A

S
A

U
T

H
U

R
ID

E
D

D
O

EA
TEU

TE
THE

IN
STR

U
M

EN
T:

M
t

A
ETTA

U
R

LEU
R

ED
IT

A
S

TH
E

R
a
,
a
f

C
H

A
N

T
E

D
TO

T
IN

S
C

O
U

N
T

Y
A

S
D

ID
E

L
D

SE
D

A
T

IN
ST

R
U

M
E

N
T

C
D

R
D

E
D

’U
N

D
E

R
N

E
E

U
R

D
IN

D
R

E
A

M
M

ER
P

R
O

F
E

D
O

E
S

,
LEE

H
W

A
D

A
N

ST
O

N
lIM

IT
E

D
U

A
M

U
T

Y
C

U
R

IP
A

R
E

TO
M

E
TH

E
I

A
C

E
A

N
D

V
T

R
IA

IT
A

R
P

A
C

T
R

E
N

U
M

T
E

R
5T

3U
R

O
3

‘
‘

.
‘

‘
.

:
-

S
O

U
l

PA
N

T
Y

FU
R

TH
E

U
SE

S
N

D
P

U
R

P
O

S
E

S
N

E
N

R
T

H
E

D
IT

TH
E

IN
ST

R
D

M
E

N
E

-.
6

-

‘
‘

k
‘
‘

4
I

i_

2L
—

eD
.
,
‘

:
‘(

3
TH

IS
SITE

IS
S

U
M

P
C

T
TD

TH
E

T
E

R
M

S
A

N
D

PR
O

V
ISIO

N
S

O
F

A
N

IN
ST

R
U

M
E

N
T

FU
R

‘
..

.
..

D
A

T
E

W
I

E
A

F
E

P
R

U
R

S
A

N
D

R
E

S
E

R
H

A
T

D
N

S
O

F
M

R
E

A
A

L
S

A
S

T
ISE

L
O

SE
D

T
F

IN
ST

R
U

M
E

N
T

B
E

C
U

R
O

E
D

,.
U

E
H

I
IN

W
A

M
SA

TA
LET

U
N

D
E

R
R

E
C

O
R

O
IN

O
N

U
M

B
E

R
1
9
2
A

3
A

.
•
,

‘
.‘

P
N

R
E

E
S

S
U

R
A

L
LA

N
D

SU
R

V
E

Y
O

R

I’
‘

LI
L

IC
E

N
SE

N
O

.
3A

A
5R

D
A

T
E

R
:

_
_
_
_
_
_
_
_
_
_
_
_
_
_

2012
.
:

,.:
.
,
-

4
TH

IS
S

T
E

IS
S

U
A

P
E

T
TO

T
H

E
T

E
R

M
S

M
D

P
0

0
0

9
0

0
5

R
E

A
N

IN
ST

R
U

M
E

ST
FU

R
O

E
D

IE
A

T
D

N
,:

I
ST

A
T

E
O

F
W

A
3I*IG

T
U

R

LI
0.Q

.
E

O
T

R
O

A
D

S.
PR

O
V

ISIO
N

S
FU

R
E

T
N

S
T

R
D

E
T

U
R

O
F

ST
O

R
M

D
R

A
N

A
L

E
SY

ST
E

M
.

R
L

S
E

R
A

A
T

O
N

E
D

T
TED

N
A

M
E

%
._

...
_
.
_

f
f

.,Ø
IO

•
4

LER
EES

C
U

T
S

A
N

D
O

IL
S

L
A

N
D

L
O

T
S

FO
R

R
E

SD
N

U
R

L
E

U
R

A
D

IN
O

A
L

U
R

O
R

O
A

D
S

A
S

ST
A

T
E

O
F

W
A

SH
IN

000N
FU

R
T

H
E

.
-

,
.
‘
;

.
.g

(
M

4
-
:
.

D
ISC

L
O

SE
R

A
T

IN
ST

R
U

M
E

N
T

R
E

C
U

R
R

E
D

U
N

D
E

R
R

E
C

O
R

D
IN

G
N

U
M

A
T

H
T

0
0
2
O

4
0
7
3
4

3
‘
:

0
‘

5,
O

R
S

SIR
E

IS
S

U
A

.E
C

E
TO

TH
E

T
E

R
M

S
A

N
D

PR
O

V
ISIO

N
S

R
E

A
N

IN
ST

T
U

M
E

N
T

E
N

T
T

E
R

U
R

E
D

O
IN

G
A

T
,

.-.
.1

4
.
‘

5
II

C
O

V
E

N
A

N
T

TO
A

N
N

E
U

TO
TH

E
E

lT
Y

O
F

T
E

N
T

U
R

A
S

D
ISC

L
O

SE
R

A
T

IN
ST

H
T

M
E

N
T

R
E

E
U

R
D

E
R

M
T

A
PPO

IN
T

M
E

N
T

L
A

P
iL

:I
z
A

,.,c
,ti,[

,,
,

,
aga

-ff
7:

U
N

D
E

R
R

E
E

U
R

O
IN

O
N

U
A

R
E

R
T

3T
2O

S
D

S
3A

.

.
:
-

,
:

N.
D

S
S

Y
S

T
E

IS
S

U
B

lE
T

TO
E

D
V

E
N

A
N

T
S,

E
A

N
D

IT
U

R
S

.
A

N
D

R
E

ST
T

H
E

T
O

N
S.

M
A

T
TH

A
ITR

N
G

A
N

Y
W

.
p
P

LI
.‘

E
A

R
E

N
A

N
T

S
R

E
ST

H
IE

T
IU

R
S

IF
A

N
T

,
A

A
SE

R
D

PU
R

R
A

E
E

.
C

L
E

U
R

,
R

E
U

D
IO

N
.

SE
A

,
N

A
N

R
E

A
P

.

ST
A

T
E

R
E

W
A

SH
IN

G
T

O
N

)
‘
,

1
N

T
H

‘
:

I’
FA

M
IlIA

L
S

T
A

T
H

5
D

R
N

A
T

U
R

A
L

O
R

IO
N

U
N

L
E

SS
A

N
D

O
N

L
Y

TO
T

H
E

E
A

T
E

N
T

T
H

A
T

SA
IR

)5
5

:
‘
‘

:T
,,.C

D
IE

N
A

N
T

(A
)

I$IE
R

U
A

P
E

D
A

R
E

R
O

T
T

E
4

2
,

L
E

E
T

U
R

3A
A

I
R

E
T

H
E

U
N

IT
E

R
ST

A
R

E
S

C
U

R
E

O
R

E
T

H
N

T
Y

O
F

,,g,,,,,
L

I’:.
.1

’
LI”

1
’

IM
’4AELATES

T
O

:A
A

N
D

IE
A

P
.’B

A
T

.R
R

E
S

N
O

T
D

ISC
R

IM
IN

A
T

E
H

O
A

R
S

E
H

A
N

D
IC

A
PPE

R
P

E
A

S
A

N
T

,
A

S
I
.

PW
R

N
ID

E
R

IN
A

T
E

IN
ST

B
A

IW
B

IT
A

C
B

ISPL
O

O
FO

B
Y

IN
ST

R
U

M
E

N
T

R
E

E
U

R
D

E
R

U
N

R
E

R
T

E
E

U
R

D
IN

S

I
E

E
R

O
F

T
TH

A
T

I
K

N
O

W
U

R
H

A
R

E
SA

O
SE

A
E

T
O

R
Y

E
V

ID
E

N
C

E
TH

A
T

rI.flI,a
w

£
.h

i’
IS

THE
PE

A
ST

H
I’

T
H

A
T

N
U

M
B

E
R

R
T

O
R

T
SD

N
33

A
PPE

A
R

E
D

R
E

E
U

R
E

M
E

M
t

S
A

D
PE

R
SO

N
U

T
H

S
U

N
C

O
A

E
R

TH
A

T
H

E
A

M
tA

,3T
U

S
.A

A
S

T
H

D
M

L
N

T
.

A
N

T
A

T
H

ST
A

T
E

D
‘
“
.
“

LI
TH

A
T

H
E

R
A

S
A

A
T

T
U

R
T

D
E

D
TO

E
A

E
E

U
T

E
TH

E
IR

ST
R

U
M

E
N

L
M

t
A

C
O

N
D

R
E

E
D

E
R

T
IT

A
S

TH
E

N
’S

“
3.

TIA
S

SIT
E

IS
S

T
R

IC
T

TA
A

N
E

A
SE

M
E

N
T

T
O

,E
U

R
U

T
H

U
C

T
,

U
R

E
N

A
T

E
,

M
A

IN
TA

IN
,

R
E

PO
R

T
,

O
F

L
E

O
H

B
A

L
E

S.
L

L
E

,
0

M
A

SH
IN

ST
U

R
O

U
T

E
D

D
A

N
IU

T
Y

C
E

N
W

A
N

Y
,

T
O

M
E

TH
E

FR
E

E
A

N
D

T
O

FU
R

T
A

N
A

E
I.’Q

E
51204

R
E

PL
A

C
E

.
N

A
R

R
O

W
,

R
E

M
O

V
E

A
N

D
E

N
L

A
R

G
E

O
N

E’
9
4

M
O

R
E

.U
T

U
A

Y
SY

ST
E

M
S

FU
R

P
U

R
P

O
S

E
S

R
E

PA
T

T
Y

FU
R

TH
E

D
SE

S
R

H
O

P
U

R
P

O
S

E
S

M
E

N
T

T
R

C
N

TH
E

IN
ST

R
O

M
E

N
F

.
:

.
:
.
,
,
.

“
T

R
A

N
SM

A
SSIU

R
,

D
I5U

R
N

D
T

T
U

R
A

R
U

SA
L

E
R

E
G

A
S

M
t

E
L

E
E

U
R

O
T

Y
U

R
A

N
IE

D
TO

PU
R

E
T

S
Q

IR
O

O
4
e

.:.
E

R
E

R
G

Y
.

IN
C

.
A

A
D

R
N

G
T

T
H

K
’C

U
R

P
U

R
A

T
U

R
”A

S
D

ISC
LO

SES
D

y
IN

ST
R

U
M

E
N

T
R

E
E

U
R

T
E

O
A

N
D

E
R

R
E

E
U

R
D

IN
G

N
A

M
O

E
R

2
U

R
9
0
S

T
2
0
0
0
9
2
3
.

TH
E.

E
A

SE
M

E
N

T
O

FST
R

T
R

E
T

A
B

U
R

N
-D

A
ID

IN
ST

R
U

M
E

N
T

IS
-

“
:
.
,

A
IR

I.F
U

R
Y

ST
R

IP
X

N
T

E
R

E
O

1
1
0
0

FM
O

W
H

E
S

A
S

E
A

N
SU

R
A

E
R

E
O

.
TO

R
E

E
A

N
ST

R
O

E
T

E
R

.
M

d.D
E

U
T

E
D

.U
R

E
D

T
E

N
R

E
U

-
M

t
T

H
E

H
E

FE
R

E
E

A
N

N
D

T’
RE

A
G

E
L

M
A

R
E

L
F

P
L

P
U

E
O

‘

O
A

T
L

O
...SA

L
..S...............

2
0

1
2

I’
.
‘

‘
.

.
:
‘
.

TH
IS

9
T

E
IS

S
O

A
P

T
T

TO
A

N
E

A
SE

M
E

N
T

F
O

P
R

A
T

E
R

O
R

E
O

T
N

JT
E

S
A

N
T

U
T

U
F

Y
P

IP
E

U
N

E
.

PT
IN

T
E

T
N

A
M

E
N

.
S

iM
P

G
A

M
A

T
E

D
-T

O
O

F
T

O
F

R
E

N
R

A
N

.A
S

O
S

Q
.O

S
E

U
M

A
IN

ST
R

U
M

E
N

T
R

E
C

U
R

R
E

D
U

R
D

E
R

R
E

E
O

T
D

IA
S

‘LI
N

O
T

A
R

Y
P

U
W

E
IN

U
FU

R
D

IE
R

A
M

M
ER

2O
T

A
D

2T
R

U
R

T
A

D
S.

A
N

D
IS

SH
O

R
N

T
E

R
E

U
R

,
:
‘

.
I’

ST
A

T
E

H
F

W
A

SH
IN

ST
U

R
‘

-
:
‘
.

,
‘

,
.
‘

T
E

S
M

A
IS

A
T

_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

—
‘

•
:

:
‘
‘

M
T

A
PPU

R
T

T
A

T
H

T
E

O
FIR

E
S

‘
‘
-
:
-

,
,
:
‘

A

LEG
A

L
D

tR
W

tO
N

EDT
2,

R
IN

S’IT
R

IR
T

S.T
H

T
U

R
T

PE
A

T
N

O
.

TRTM
DRM

.
R

EC
U

R
R

ED
U

R
O

ER
R

E
C

O
R

D
IN

G
N

D
.

T
U

R
2T

4R
T

3A
,

R
E

C
U

R
O

S
O

F
R

IN
G

ETH
R

A
1Y

.
N

M
SR

N
A

T
U

R
.

O
W

N
K

SS
D

E
D

IC
A

T
IO

N

‘O
R

S
O

N
O

F
TH

E
N

W
1

/4
O

F
TH

E
N

W
1

/4
O

F
SE

C
.

15,
TW

P.
2

3
N

.,
R

C
E

.
5

E
.,

W
.M

.
C

ITY
O

F
R

E
N

T
O

N
,

K
IN

G
C

O
U

N
T

Y
,

W
A

SH
IN

G
T

O
N

D
E

C
L

A
R

A
T

IO
N

O
F

C
O

V
EN

A
N

T

3
I\9

2
_

THE
O

W
N

ER
O

F
TILE

LA
N

D
E

M
A

M
A

C
L

O
RATTAN

IR
E

SA
U

R
T

PE
A

T
,

IN
R

E
T

U
R

N
FU

R
TH

E
B

E
N

E
FIT

S
TO

A
T

T
R

IK
TRA

M
TH

IS
S

A
N

O
A

N
T

H
I.

M
T

SA
N

IN
A

R
E

R
E

U
R

E
T

R
E

N
A

N
T

S
A

N
D

A
U

R
E

E
S

TO
E

A
N

R
E

T
TH

E
T

O
IE

T
T

O
A

L
IN

T
T

R
E

ST
N

TH
E

N
E

W
E

O
D

A
A

E
N

T
S

5
0
0
*
1

U
R

0
9
5

SH
O

R
T

PE
A

T
TO

A
N

Y
A

N
D

A
LL

FA
T

H
R

E
P

U
R

C
H

A
S

E
R

S
R

E
TH

E
L

O
T

S,
U

R
R

E
A

N
Y

SU
M

O
V

ID
U

R
T

H
E

R
E

O
F

TH
E

C
O

V
E

N
A

N
T

SH
A

LL
R

A
N

M
m

TH
E

L
A

N
D

A
S

T
H

O
R

N
U

R
TH

IS
SH

U
R

T
W

A
Y

.

E
A

SE
M

E
N

T
N

O
T

E
S

S
H

E
E

T
I

O
F

2

L
U

A
—

12—
D

12—
SH

PL
—

A
L

N
D

—
T

D
—

D
57R

C
IT

Y
O

F
R

E
N

T
O

N
A

PPR
O

V
A

L
S

K
N

O
W

ALE
M

E
R

E
B

Y
T

H
E

SE
PR

E
SE

N
T

S
TH

A
R

W
E.

THE
A

N
O

E
A

D
T

H
E

D
.

O
M

IE
R

)D
7

O
F

IN
IE

R
E

R
A

IN
TH

E
L

A
N

D
:

I
TH

E
T

H
IA

A
R

E
’A

E
bE

T
H

A
N

D
PA

R
K

IN
G

E
A

SE
M

E
N

T
SH

O
W

N
A

T
R

T
S

T
L

O
T

I
IS

TO
TH

T
R

EN
EETT

H
E

R
E

T
O

SH
U

R
T

S
A

0
0
0
0
E

D
,

‘R
E

T
E

A
Y

D
E

C
L

A
R

E
TAUK

SH
U

R
T

PE
A

T
TO

A
L

THE
U

R
A

D
TIIE

R
E

PR
E

SPA
T

A
O

A
N

O
F

-.
:
,

R
E

D
IE

O
N

R
E

R
S

O
F

LO
T

2.
TH

E
O

W
N

E
R

S
O

F
S

A
D

L
O

T
S

1
M

AO
2

SH
A

L
E

SH
A

R
E

E
W

IA
L

E
Y

IN

TH
E

SH
O

R
T

S
E

0
9

0
S

U
R

M
A

T
E

.IIE
R

E
A

Y
:.’A

N
D

T
H

A
T

SA
ID

S
H

E
R

T
SA

M
D

IV
IH

TR
1

IS
M

A
D

E
.M

T
H

T
H

E
’T

R
E

E
E

U
R

SE
N

T
.T”

H
IE

M
A

IT
H

IE
N

A
N

E
E

R
E

S
P

U
R

o
U

T
IE

G
,iD

IR
TH

E
A

C
E

E
S

S
A

N
D

PA
R

K
IN

G
F

A
O

A
R

E
S

M
T

H
N

SA
ID

AND
IN

A
C

C
O

R
D

A
N

C
E

lA
T

H
TH

E
R

E
SID

E
O

F
TH

E
U

W
N

ER
)SI

E
D

SE
U

T
N

T

2
TH

E
PR

IA
A

T
E

A
C

C
E

S
S

E
A

SE
M

E
N

SH
O

M
N

A
C

R
O

SS
LO

T
2

5
TO

TA
E

A
E

N
E

E
A

O
F

FO
E

IN
W

T
H

E
SS

A
N

E
R

E
O

F
M

E
H

A
R

E
SE

T
O

U
R

R
A

N
T

S
LIST

SE
A

L
S.

1
’

,
.

LI”
.
-
‘
.

D
A

R
E

R
S

O
F

L
O

T
1.

‘TH
E

O
W

N
E

R
S

O
F

S
R

JO
’L

D
T

S
I

A
N

T
D

SH
A

L
L

SH
A

R
E

E
D

IJA
L

L
T

IN
T

H
E

‘-A
A

N
T

E
N

A
N

C
E

R
E

S
P

W
IT

T
W

U
R

R
S

F
U

R
’T

H
E

’A
E

C
E

S
S

F
A

0
0
0
E

S
M

T
H

N
SA

ID
E

A
SE

M
E

N
T

T
E

D
P

R
R

E
E

T
T

E
S

LLE
C

E
O

A
R

U
L

E
S

LEE
3

TH
E

P
R

A
IR

IE
ST

T
R

M
D

R
A

N
N

H
A

A
U

LT
E

E
E

S
S

E
A

SE
M

E
N

T
SH

O
W

N
A

C
R

O
SS

LO
T

2
IS

TO

A
M

A
IIN

G
T

A
N

U
M

IV
E

U
A

R
IU

T
Y

E
U

R
P

M
IY

A
W

A
ST

A
N

LIN
IR

ED
U

A
W

U
T

Y
O

U
R

P
A

N
T

.1’
TH

E
H

E
N

C
W

R
E

’T
H

E
O

W
N

E
R

S
R

E
.L

R
T

I
TH

E
O

W
N

E
R

S
O

F
N

A
R

L
O

T
1

SH
A

L
L

M
E

R
E

S
P

O
N

S
IB

L
E

i
E

Z
>

’
-
‘

%4
H

w
ED

IA
R

ER
EO

TO
R

A
E

O
W

O
F

R
E

M
ID

FU
R

E
M

E
R

G
E

N
C

Y
A

C
C

E
S

S
PU

R
O

S
E

S

IT
S

TO

A
C

K
N

O
W

LED
G

M
EN

TE
N

O
tE

S
-.

E
S

T
R

T
C

F
IO

N
S

LI’

A
R

M
IN

ISTH
A

TU
R

,
D

EPA
R

TM
EN

T
RE

P
O

T
U

C
W

U
R

O
S

—
—

E
A

A
M

H
E

,
O

N
D

R
P

P
R

D
R

E
,5

4
N

S
Sr?100

RE
.J?

L
.E

,T
1
5

E
R

...
2

0
2
2

A
T

M
IR

IS
T

R
A

T
O

ftj

D
E

P
T

.
O

F
A

SSE
SSM

E
N

T
S

20121207900004

S
U

R
V

E
!fl’R

rW
IC

A
T

E

E
O

A
M

IN
E

D
A

N
D

A
PPR

O
V

E
D

0
4
5

O
A

T
O

F
&

i
U

)
2011...

-
‘
“

‘
-
-

é
E

%
A

1
1
a
L

5
ie

L
w

-
o
o
4

I

A
IS

S
A

P
E

W
N

IE
R

R
E

N
T

U

CNIII-I

rxLU

V
IO

R
U

T
Y

M
A

P
N

N
O

T
TO

SeA
lS

-
-
“
O

E
S

U
5
N

,
‘
-

LI

E
N

O
I
N

R
E

K
I
N

G
”
.

P
L

A
N

N
IN

G
.

S
U

Z
V

E
P

IN
G

J
O

B
N

O
-

b
.
y
o

e
’
s



E
9
c
3

t
O

0
N

J
S

O
f

1
1
9
3
3

3
1

9

0
N

1
3
0
0
2
W

0
9

)
)
N

)
N

N
V

)
d

-
O

N
)0

.3
*
1
N

IO
N

O
3
3
9
3
3
1
9
0
1
0
0
6
H

3
33

3
-

:
.

-

3
3

1
1

1
3

3
1
9
1
1
0
0
6
1
9

+
10

16
36

3
7

0
.1

0
67

04
1
6
/1

0
09

94
(0

3
1

0
N

5
0

)
1
3
0
0
0
6

0
1

0
0

0
3

0
9
0
0
3

0
N

01
53

0
.
-
‘
-
-

-
.
.

.2
:Y

.0
3+

9t
9

“$:
-ao

z60
0o9

nn
iv

a
‘I

V
L

N
O

Z
N

O
H

0
3

6
1

1
1

5
3

3
7

3
0
0
6
1
6

0
0

0
1

1
/I

B
A

N
JO

2
/I

1
3

5
6

/0
0

0
0

0d
I0

01
9d

03
6
‘
l
P

0

(0
31

09
4

so
)

19
43

60
90

+
1

A
M

O
fl

O
0
(

04
11

”O
7J

(I
O

C
0

3
6

0
/A

l
—

—
N

M
11

60
3

5
3

0
0

0
0

.c
—

04
10

09
4

C
l

3
0
5
0
0
0
1

S
I

N
0

1
3

3
5

33
0
3
9
6
0
3

1
0

1
1

3
3

3
(0

31
09

4
so

)
3

1
3

9
9

N
0

1
03

94
00

3
+

01
03

33
0

3
1

0
0

9
3

‘
c

-
-
.

V
I

10
94

11
03

3
6
0

0
1
0
0
*
0
0
0
0
6

O
N

9
0
0
0
0
3
3
0

0
3
0
N

0
0

3
1

0
0

9
3

O
lS

O
N

30
1

A
N

Y
O

JN
B

A
D

6
1
0
1
3

3
5

1
S

3
0

1
0

0
0

0
0

3
0

0
0

7
3

0
0
6
0
6
0
0
1

A
N

3
6
1
6

1
0
0
6
6

0.
19

40
03

09
46

3
1
*

3
5

13
13

5
1

9
4

3
9

0
1

0
3
0
1

3
3
1
1
3
6

0
A

l
0
0
.9

9
(0

3
0

0
1

so
)

0
1
3

A
N

D
0

3
0

0
9
0
1
3
3
5

0*
-

I
g
p
j
y
q

o
S

T
S

V
a
N

a
a
i

o
g

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

p

I
i
l
l

‘-
-•

:
..

2
I

I
I

.1

1
6
3
9
0

1
0

5
.
.

p
—

I
I

I
3

0

1
*
..
.

1
0
1
6
9
3
3
1
9

30
-1

11
h

_
_
_
_
i

I
—

c
f*

-

4-
.

.
I

I
39

11
’

0
3
3

0
3
1
0
0

:3
]’

3
.2

-
:

.
—

4—
—

—
.
_

_
.
.

—
—

1
Jo

J
1

-.
—

1
—

—
I

0

I
L

L
.l

3
o
o
o
9
o
o
’

JJ
6

0
:—

—
—

1
o
o
&

o
6

Id

L
—

:

I
10

9

j
13

10
99

16
1

,0
9

I
I

.9
.

.
06

09
1

—
01

09
01

7’
00

09
3

*
0
1
1

.o
/i

00
91

1
I

l
O

l
l
l

.9
/i

9
9
1
6
1

I
I

—
)

‘
o
-
.
-
-

*
0

0
S

9
3

9
I1

H
3
0

3
9
9

1
91

9
3
1
1
1

1
11

90
Ir

A
]

:9
9

1
.

-/
-
-

:1
/

.7
/

I
—

—
r

—
1
N

1
1
_
:_

_
:
_

1
.

c
a
l
l

/
I

0
/

.
9

.
31

63
).1

91
1)

Z
.0

0.
M

.0
06

.
.

—
—
—

I
I
l
l
s

(
—

.
‘
‘
.

1
._

.
-
‘

L
0

d
1
1
0
1

I
6
9
0
0
0
1
0
0

6
0

30
11

)_
I

.6
9
0
0
0
0
1

6
0
3

.
-

-2
-

-
:

I

3
1

04
1

1
3
1
0
9

6
1
0
3
1
3
1

-
2
1
9
3
0
0
3
0
9

0
0

0
6

3
$

3
0

0
cc

c
:-

9

1
1

0
0

1
1

5
6

0
1

F
0

9
0

7
60

01
0

36
+

M
d

-l
I

0
9
1
3
*

11
0
1
9

9_
.9

.9
00

91
09

91
01

61
00

10
91

1
-

.‘
9

_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

1
1
0
1
0
3
6

0
0

/2
.

-
:

UH
i
l
J
0

6
9

d
J
l
I
L

l

Li
t

Li
C

E
,c

6
0

0
.

99
10

1
10

10
10

94
I1

0
0

3
.9

0
3
0
,1

0
1
1
6

11
.)

‘
‘

J9
..
.

_
_

-‘
.-

L
-

9
/

6
3
3
1
3
3
3

3
3

9
0
3
+

1
0
0
3

+1
0+

13
33

6
0

1
1
1
6
1
5

0
+

9
1
6
0
0
6

61
10

11
1

10
00

60
*6

0
3
1
0
0
9
3

0
1
9
3
0

0
0

0
0
9
0
3

3
0
0

0
0

3
3
5
0
0
1
1
6
0

01
11

10
3

oF
-

-
:

.
..

‘
03

1+
63

.
.

.
I

‘

1
0

6
1
3
0
0
1
1
1

11
01

00
1

3
9
0

9
/0

0
0

1
3

9
1

1
0

0
.6

9
4

0
0

3
33

1
0

0
0
0
3

6
1

0
0

3
9

0
0

0
[

I
I

9
6
0
9
6
6

.
.

—
—

a
N

Y
0
0
1
9
4
3
0
3
3
3
3
0

3
0

0
1
9

0
3
0
€
n
b
n
6
:S

3
n
1
9
0
:

l
3
1
i1

,6
tC

N
I:

..
.
-
:

9
;
”

I
[_

_I
6

0
0
)3

6
0

5
3
6

0
6
1
0
6
6

3
1

6
9

1
1
0

0
0

3
9
0
0
3

0
3

1
9

3
0

7
1

6
3

6
1
0
0
6
0
1
fl

S
1
0
4
1
3
3
9
$

I
1

I
—

—
—

0
6
0
1
1
0
3
0
0
3
6
0

1
1
1
1
1
0

m
o
o

oi
J

I
/

5
.0

3
0
1
*
3
9
3
0
9
4
0
6

0
1

3
9
0
0
0
3
3
0

1
N

3
6
1
1
1
9
1
0
0

19
91

91
96

-
9

9
1

0
6

9
6

3
0
0

:
-

1
9

.
I

31
0

6
0
5
-0

1
9
9
3
3
3
1
/

1
‘

N
i

03
94

*6
19

10
9

3
0

6
1

9
3

+
1

6
1

0
0

3
0
0
0

5
1
9
3
6
0
0
1
0
9
0

11
1

;
11

06
33

13
55

33
16

13
03

19
31

0
90

I
I

0
9

1
6

0
0

0
3
9

11
0

11
60

—
01

1—
10

9
3

9
0

N
I

0
3

0
0

3
0

0
3

0
0

0
1

.
9

_
-

I—
—

‘

0
3

0
2

1
3

0
3

6
0

11
9

30
03

00
01

30
1

30
5
0
1
6
0

3
0
9
3
0
1
3

.0
9

9
-

-
I

0
lO

G
O

S
5

1
N

O
II

Y
IN

3
IO

1
O

#
0

9
4

0
3

3
1

0
9

0
3

10
41

9
4
1
3
1
1
3
1

:-
:
-

0
0
5

0
*
6

—
0
6
1
0
5
0
0
4

1
0
1
3
0

3
3
0
0
1
0
0

09
40

6
6
1
0
0
0
0

30
41

3
6
9
3
6
3
+

1
0
1

.5
’

-
o

‘
1

10
90

:7
.

.
I

0
3

5
0

0
6

9
9

0
1

9
1

5
1

9
1

0
1

31
94

06
13

21
3

03
94

10
10

3
0
0
0
3
3
3

-3
0

.,
.-

.
7

.

30
13

6
1

0
0

0
0

9
1
3
0
6
0
5

IS
O

I0
6

0
1

01
11

3
V

SI
01

1*
5

.
.t

00
91

16
91

31
6l

&
96

33
0

-
/

.9
.

.9
’

.
16

59
93

10
0

—
19

11
I

1
3
3
3

N
i

3
0
0

0
3

3
1

0
1

0
1

0
11

9
0

/
‘

-0
11

10
30

9
01

12
9

p
I

(0
3
1
3
9

9
.

1
:
:

0
9
0
0
0

4
)

1
3
3
3

3
1
0
9
0
0

9
6

9
0

1
0

=
0
3
0
6

0
3
0
1
3
3
6
6

1
6

99
11

o
’
o

c
0

9
I

0
31

95
49

09
1

0
—

i—
:—

_
-
u

0
3

1
0

9
3

5
1

0
0

1
6

1
0

5
5

2
1

9
0

30
00

0
1
6
0
0
1
1
0
3
3

N
i

1
3
1
6
0
6
6

05
30

91
19

93
10

*9
1

61
./

‘2
.

51
91

6
0
3

0
3
0
3
0
0
3
3
0
5
0
1
0

•0
9
0
0
3
.

5
0

0
3

1
9

3
1

0
9

1
3

3
0

1
9

4
0

3
-
:

.0
Z

-1
3
.

22
1
3
1
0
0
0

11
9

7
1
0
0

0
0

1
0

0
0

N
O

I
5
1
9
1
+

1
3
9
0
0
3
1
0

:2
p

--
•
-

1
N

3
1
6
3
1
V

1
1
0
1

5
5

1
’0

0
1

3
1

d
6

0
3

‘
‘

.
‘

3
:
:

:
:

:
:
-
.

0
0
0

3
0

3
00

40
1

0
1

3
0
9
3

0
0
3
1
3
0

1
3

0
0

3
0

0
3

3
0

3
0

1
06

10
1
3
1
0
9
3

5
0
0

3
3
0
6
3
9
3

01
1
0
1
1
0
0
0
3

.
:

9
:
,

-
u

2
.1

2
.1

5
.3

0
0

31
10

3
0

5
0

9
0

0
1

9
4

3
3

3
6

6
1

0
3

.3
0

1
0

6
3

6
0
3
3

9
-

‘.
1

.-
*

2
.2

3
60

1
1
1
1
0
3
0

0
3
9
3
6

S
IN

39
1

9
4

0
5

3
0

1
0
0
3

2
1

9
3

6
1

1
6

6
0

3
--

-
.1

0
.
/

‘1
-

3
1

9
.1

9
0
3

3
3
9
0
6
0
3
9
1

3
0

0
1

0
0

3
0

0
6

3
0

0
6
0

01
—

—
N

-
’
-
—

—
—

—
—

—
—

0
3

3
1

3
0

3
3

3
1

0
0
3
3
0
1
7
3
0

0
0

6
0

3
0
1

N
O

6B
A

O
O

S
3

5
0

1
0

92
—

—
—

—
—

—
—

—
I

30
3

1
)3

0
9

0
0

1
0

1
1

*
0

0
3
0
1
3
3
0
6

0
3
0
1
0
0
9
3

3
0
1

0
9
1
3
3
1
3
0

5
1
3
0
5
1

/
10

ta
lu

s
u
t

—
—

—
—

-
—

—
3
0
1

I
I
I

3
0

1
3

3
0

0
‘D

li
‘0

0
6
3
6

3
6
0
3

Si
6
0
9

1
0
6
6
1
3

cO
O

l
03

31
91

5
--

1:
:
‘

..
O

I
6
0
1

0
Y

1
l1

:/
Y

3
9
1
0

3
N

3
0

N
3

6
3

0
N

1
O

N
0

3
1

3
0

0
N

0
3

0
6
0

39
1

1
3

5
3

0
6
9

.
-
‘

‘0
0
9
9

-
‘

3
0

0
3

3
3
9

06
01

0
9
1
6
9
6
3
6
6

N
I

14
00

/
6
3
9
6
3
3
3
0

0
3

1
0

0
1

3
1

0
3

1
1

1
0

0
9
9
9
0
0

1
9-

-
:9

/1
1

9
93

96
3

D
li

‘5
—

0
0
0
0
0
0
/0

0
5

O
N

0
3
0
9
3

1
9
1
1
1
1
9
1
0
3

6
1

1
0

1
N

6
3
9
0
3

3
1
0

99
01

93
1

.1
01

3
.7

,
.1

-
-

-0
-

‘
0.

0
.

9
’

3
3

9
4

0
0

9
3

0
1

3
1

1
0

1
0

1
0

0
9

9
7

0
6

0
6

3
6

0
1

0
1
0
0
3

0
3
1
3
6
0
1
6
3

1
,.

..
.

.:
‘:

9
-

:9
9

3
3

0
0
0
0

04
06

01
01

N
O

6
1

0
0

6
0

1
0
0
0
9
6
0
3
9
4
1

39
61

0
11

9
‘4

_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

1
-
-

.
-.

.
3

S
fl

O
N

S
K

O
fl

A
U

S
I

_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

N
O

1D
N

IF
IS

V
M

U
N

fl
0
D

0N
1)

l
N

O
IN

IN
JO

M
ID

-.
.
.
-
‘

r’
10

1M
0

0
10

*1
N
t

‘d
M

1
‘0

)
D

O
S

JO
v
/L

M
N

O
N

I
Jo

v
/i

M
N

IN
!

JO
N

O
Il

N
O

d
V

J
h
fl

d
L

L
M

O
H

S
V

Z
W

Id
A

3
N

.4
.o

JO
f
l
J
H

S
.



R
tN

,O
N

H
IG

H
_W

I

C
C

II
0

D
R

SC
A

LE
:

1”
=

20

IiE
RC

Ro
uN

D
W

O
A

T
O

R
SE

R
V

IC
E

II
CA

DS
R

V
IS

R
L

V
II

)
D

IG
’

?
5
9
0
—

4
2
4
5
5
5
5

FO
R

A
PV

R
O

V
A

L

__
__

__

A
lt

.

11
0

A
lt

.

C
T

E
D

E
SI

G
$

E
N

G
IN

E
E

R
IN

G
P

L
A

N
N

IN
G

S
U

E
E

S
Y

IN
C

fl
J
D

C
If

lf
lt

fl
7

fl
R

Q

0

m x = I I -I 1%
)

l,A
H

T
IN

S
A

C
R

E
TR

A
CT

S
0
iD

IC
U

H
D

E
C

lO
X

L
O

IS
5
1
5
2
1
0
0
0
3
9

I



H
U

H
FHH

p
E

:[

L%
i

L
J
C

C
T

T
T

h
T

E
5

J
J
C

L
T

S
]G

1S
E

E
E

L
T

E
A

F
F

IC
B

O
L

L
A

R
D

__
__

__
__

__
__

__
__

_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

_
_

_

,

FE
N

C
L

b-
C

IIE
IG

II1

-

-
b
2

J
T

1
*
J
..
1
F

I
Z

I
A

m
—

-
-
-
-

-
-

-
-

-
.

-

x
I

1
H

i
.
i
j

-
G

A
R

B
A

G
E

E
L

I0
sU

G
E

j4
J

G
A

R
B

A
G

E
&

RE
CY

CL
IN

G
EN

C
LO

SU
R

E
G

A
R

B
A

G
E

&
RE

CR
CL

1N
G

EN
C

LO
SU

R
E

D
ET

A
IL

S

SI
TE

G
A

R
B

A
G

E
B

B
EC

TL
LI

N
G

EN
C

LO
SU

R
E

PL
A

N
SI

D
E

EL
EV

A
TI

O
N

FR
O

N
T

EL
EV

A
TI

O
N

4
-
‘
l
-
J
-

çS
Â

S
R

I

A
T

E
G

A
N

&
E

R
W

SP
R

-3

EL
N

LE
4
-B

”
H

EI
U

RT

H



R
O

O
F

PL
A

N

‘
‘
t
,
’
4

R
R

V
R

W

S
P

R
-4

.4

_
_
_
j

H

I..
Lr

m x I-
I

I-
I

-I w

II

B
U

IL
D

IN
G

R
O

O
F

PL
A

N

4
.

.
‘



Kris Sorensen

From: Bob Mahn
Sent: Thursday, January 15, 2015 2:09 PM
To: Kris Sorensen; Jan lIlian
Subject: RE: Kiddie Academy- Order Notification - Order No.: 4868663

Hi Kris and Jan,
Chris Barnes and I have reviewed the revised traffic study and find it to be acceptable. We have concluded that the

subject development proposal will have minimal impact on tralfic operations at the NE 4t1 St/Bremerton Ave NE

intersection (traffic signal not warranted) and on Bremerton at the driveway serving the development site south of NE
4tth( no roadway or channelization improvements needed).

Bob Mahn
Transportation Planning
X-7 322

From: Kris Sorensen
Sent: Thursday, January 15, 2015 8:01 AM
To: Jan lIlian; Bob Mahn
Subject: FW: Kiddie Academy- Order Notification - Order No.: 4868663

FYI — Updated study

From: Paul Franks tmailto: tauIfranksfrontier.com1
Sent: Wednesday, January 14, 2015 3:59 PM
To: Kris Sorensen
Subject: Kiddie Academy- Order Notification - Order No.: 4868663

The revised traffic study is attached hereto. I have ordered 5 copies to be delivered to you at 10:00 Am on Thursday
1/15/15.

Paul Franks
Principal Architect
NCARB Certified

Paul Franks Architecture
14711 NE 29th Place
Suite 118
Bellevue, Washington 98007

I 425.803.0792
C 425.785.8780
E-MAIL paulfranks©frontier.com

EXHIBIT 24



PLAN REVIEW COMMENTS LUAJ5-000021

__

—

— — — N.

Plan - Planning Review Version 1 I
Engineering Review Comments Jan lIlian I 425-430-7216 jillian@rentonwa.gov

Recommendations: EXISTING CONDITIONS
WATER There is an existing 12 inch water main (water plan no. W 3475) located within a 15 foot easement along the north property line.

The 12 inch water main can deliver approximately 2,500 gpm at 20 psi residual pressure. The static water pressure is 65 psi at elevation

414 feet. There is also an existing 8 inch main in Bremerton Ave NE that can deliver 2,500 gpm. The project is within the City of Renton’s

Highlands 565 zone water service area. There are 2 hydrants within 300 feet of the site and each hydrant can deliver 1,000 gpm.

SEWER Sewer service is provided by the City of Renton. There is an existing 8 inch sewer main in flfly-tTTfth1Qfs.

STORM There is a drainage conveyance system on the site.
STREETS There is existing fronting improvements fronting the site in Bremerton Ave NE

CODE REQUIREMENTS
WATER
1. The preliminary fire flow requirement per the Fire Marshall’s office is 1,500 gpm. All new construction must have fire hydrants capable

of delivering a minimum of 1,000 gpm each. One primary hydrant is required within 150 feet from the building and one additional hydrant

is be required within 300 feet of the building. There are 2 hydrants within 300 feet of the site and each hydrant can deliver 1,000 gpm.

Existing hydrant(s) counted as fire protection will be required to be retrofitted with storz fitting if not already installed.
2. Installation of a backflow prevention assembly (DDCVA) in an underground vault outside of the building for the fire sprinkler system per

Renton standard plan will be required. The DDCVA may be installed inside the building if the installation meets the conditions of the City

standard plan no. 360.5.
3. System development fee for water is based on the size of the new domestic water meter that will serve the new building. The

development is subject to water system development charges, meter installation fees based on the size of the domestic meter and fire

service line. Fee for a 2 inch domestic water meter is $24,720.00. Fee for a 4 inch fire line is $10,050.00
4. Fee for a 2 inch meter drop in by the City is $950.00.
5. A Reduced Pressure Backflow Assembly (RPBA) will be required to be installed inline of the domestic water meter to the building in an

above ground insulated “hot box”, per City standard.
6. Existing water stubs on the existing 12 inch water line that are not used shall be capped at the main line.
7. Civil plans for the water main improvements will be required and must be prepared by a professional engineer registered in the State

of Washington.

SANITARY SEWER
1. There is an 8 inch sewer main in Bremerton Ave NE.
2. System development fee for sewer is based on the size of the domestic water meter that will serve the new building. This is payable

prior to issuance of the construction permit. Sewer fee based on a 2 inch domestic water meter is $17,080.00.

SURFACE WATER
1. A surface water system development fee of $0.540 per square foot of new impervious surface will apply. This is payable prior to

issuance of the utility construction permit.
2. A drainage memo dated January 9th, 2015 was submitted by CORE Engineers. The site falls within the Peak Rate Flow Control

Duration Standard, Forested Conditions. The subject site (Lot 2) is the result of a two lot commercial short plat. Key Bank was built on Lot

1 and a commercial office building was proposed to be built on Lot 2. A drainage report and drainage plans were submitted, reviewed

and approved in 2008. An underground combined detention and water quality storm vault was designed to the Level II flow control

standard and was sized to provide detention for the development of both lots. The engineer has provided a copy of the “approved” TIR and

provided confirmation that the vault is sized to meet the City’s current drainage requirements with the development of this site. In fact the

proposed site will create 0.29 acres less impervious surface area than the original office building proposal in 2008.
3. Paving and trench restoration will comply with the City’s Trench Restoration and Overlay Requirements.

TRANSPORTATION
1. On August 9, 2011, Neil Watts, Development Services Director approved a street modification request submitted by David E. Cayton for

the Key Plaza Short Plat. The approval allowed existing frontage improvements along NE 4th Street and Bremerton Ave NE to remain and

no dedication of right would be required on Bremerton or NE 4th Street. No frontage improvements along Bremerton Ave NE are required

for this project.
2. Traffic impact fees shall be assessed as determined by the ITE trip generation manual.
3. A Traffic Impact Analysis prepared by Parametrix Engineering dated January 14, 2015 was submitted with the site plan application. The

analysis was an update to the previously approved traffic study prepared by Traffic Consulting Northwest in August 2007 for the short plat

and development of the Key Bank site and proposed commercial office buildinq at that time The purpose of the new traffic impact analysis

Ran: February 04, 2015 EXHIBIT 25 Page 2 of 4
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Plan - Planning Review Version 1 I
Engineering Review Comments Jan lIlian I 425-430-7216 jjilIian@rentonwa.gov

was to provide new data and traffic volume information for 2015 and determine what if any traffic impacts would be created as a result of

this project. No traffic impacts are expected as a result of this project. The increased traffic created by the development will be mitigated by

payment of transportation impact fees.

GENERAL COMMENTS
1. Separate permits and fees for storm connections, side sewer and water meter installations will be required.
2. All construction utility permits for drainage and street improvements will require separate plan submittals. All utility plans shall conform

to the Renton Drafting Standards. A licensed Civil Engineer shall prepare the civil plans.
3. A landscaping plan shall be included with the civil plan submittal. Each plan shall be on separate sheets.

Fire Review - Building Comments Corey Thomas 425-430-7024 j cthomas@rentonwa.gov

Recommendations: Environmental Impact Comments:
1. Fire impact fees are applicable at the rate of $0.45 per square foot of space. This fee is paid at time of building permit issuance.

Fire Related Impact Comments:
1. The preliminary fire flow is 1,500 gpm. A minimum of two fire hydrants are required. One within 150 feet and two within 300 feet of the

building. One hydrant is required within 50 feet of the fire department connection. It appears adequate fire flow is available at the site.

Existing hydrants may be counted towards the requirements as long as they meet current codes and distance requirements, including 5

inch storz fittings.
2. Approved fire sprinkler and fire alarm systems are required throughout the building. Separate plans and permits required by the fire

department. Direct outside access is required to the tire sprinkler riser room. Fully addressable and full detection is required for the fire

alarm system.
3. Fire department apparatus access roadways are required within 150 feet of all points on the building. Fire lane signage required for

the on site roadway. Required turning radius are 25 feet inside and 45 feet outside. Roadways shall be a minimum of 20 feet wide.

Roadways shall support a minimum of a 30 ton vehicle and 75 psi point loading.
4. An electronic site plan is required prior to occupancy for pre fire planning purposes.

Planning Review Comments Ktis Sorensen I 425-430-6593 I ksorensen@rentonwa.gov

Recommendations: Planning:
1. RMC section 4 4 030.C.2 limits haul hours between 8:30 am to 3:30 pm, Monday through Friday unless otherwise approved by the

Development Services Division.
2. Commercial, multi family, new single family and other nonresidential construction activities shall be restricted to the hours between

seven o’clock (7:00) a.m. and eight o’clock (8:00) p.m., Monday through Friday. Work on Saturdays shall be restricted to the hours between

nine o’clock (9:00) a.m. and eight o’clock (8:00) p.m. No work shall be permitted on Sundays.
3. Within thirty (30) days of completion of grading work, the applicant shall hydroseed or plant an appropriate ground cover over any

portion of the site that is graded or cleared of vegetation and where no further construction work will occur within ninety (90) days.

Alternative measures such as mulch, sodding, or plastic covering as specified in the current King County Surface Water Management

Design Manual as adopted by the City of Renton may be proposed between the dates of November 1st and March 31st of each year. The

Development Services Division’s approval of this work is required prior to final inspection and approval of the permit.

4. A National Permit Discharge Elimination System (NPDES) permit is required when more than one acre is being cleared.

5. The applicant shall erect and maintain six foot (6) high chain link temporary construction fencing around the drip lines of all retained

trees, or along the perimeter of a stand of retained trees. Placards shall be placed on fencing every fifty feet (50) indicating the words, “NO

TRESPASSING — Protected Trees” or on each side of the fencing if less than fifty feet (50). Site access to individually protected trees or

groups of trees shall be fenced and signed. Individual trees shall be fenced on four (4) sides. In addition, the applicant shall provide

supervision whenever equipment or trucks are moving near trees.

Police Review Comments Cyndie Parks I 425-430-7521 I cparks@rentonwa.gov

Ran: February 04, 2015 Page 3 of 4
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Police Review Comments Cyndie Parks I 425-430-7521 I cparks@rentonwa.gov

Recommendations: POLICE RELATED COMMENTS
16 Police Calls for Service Estimated Annually
To protect materials and equipment during construction, it is recommended that all materials and tools be locked up when not in use.
The commonly used tool lockbox will not be sufficient. The site will need security lighting and any construction trailer should be completely
fenced in with portable chain link fencing. The fence will provide both a physical and psychological barrier to any prospective thief and will

demonstrate that this area is private property. Construction trailers should be kept locked when not in use, and should also have a heavy
duty deadbolt installed with no less then a 1 1/2” throw when bolted. Glass windows in the trailer should be shatter resistant.
I also recommend the developer post “No Trespassing” signs on the property while it’s under construction. This will aid police in
contacting subjects who may be on the property after hours. The use of off duty police officers or private security guards to patrol the site
during the hours of darkness is an option.
All exterior doors should be made of solid metal or metal over wood, with heavy duty deadbolt locks, latch guards or pry resistant cylinders
around the locks, and peepholes. If glass doors are used, they should be fitted with the hardware described above and additionally be
fitted with a layer of security film. Security film can increase the strength of the glass by up to 300%, greatly reducing the likelihood of
breaking glass to gain entry. Access to the back of the buildings should be limited, preferably with security fencing, as these areas will be
vulnerable to crime due to the lack of natural surveillance by personnel and/or area homes or other businesses.
It is recommended that the property be monitored (both inside and outside) with recorded security and that an alarm system be utilized
after hours. It’s not uncommon for businesses to experience theft and/or vandalism during the hours of darkness. It is important to direct
all foot traffic towards the main entrance of the child care facility — this includes any employees, vendors, or delivery personnel.
All areas of this facility need to have adequate lighting. This will assist in the deterrent of theft from motor vehicle (one of the most
common crimes in Renton), as well as provide safe pedestrian travel for customers.
The structure should have a building number clearly posted with numbers at least 12” in height and of a color contrasting with the building.
This will assist emergency personnel in locating the correct location for response.
Landscaping should be installed with the objective of allowing visibility — not too dense and not too high. Too much landscaping will make
both employees and parents feel isolated and pulled from view of environmental traffic and could provide criminals with concealment to
commit crimes such as burglary.
It is key for a business to have appropriate lighting and signage. “No Trespassing” signs should be posted in conspicuous locations,
including entrances to the property and parking areas.
I highly recommend that the developer have a Renton Police Crime Prevention Representative conduct a security survey of the premises
once construction is complete. Contact Cyndie Parks, 425.430.7521 when you would like to make an appointment.

Ran: February 04, 2015 Page4of4



Kiddie Academy
353 Bremerton Avenue NE, Renton, WA 98503

PLANNING DIVISION

DESIGN DISTRICT
CHECKLIST

City of Renton Planning Division
1055 South Grady Way, Renton, WA 98057
Phone: 425-430-7200 Fax: 425-430-7231

PURPOSE OF CHECKLIST:

Ensure compliance with design review regulations located in the Renton

Municipal Code in order to:

a. Maintain and protect property values;

b. Enhance the general appearance of the City;

c. Encourage creativity in building and site design;

d. Achieve predictability, balanced with flexibility; and

e. Consider the individual merits of proposals.

INSTRUCTIONS FOR APPLICANTS:

This design district checklist asks you to describe some basic information
about your proposal. The City will use this checklist to determine whether
the your proposal complies with the Urban Design Regulations in the Renton
Municipal Code (RMC 4-3-100). Answer the questions briefly, with the most
precise information known, or give the best description you can.

There are two categories that have been established: (a) “minimum

standards” that must be met, and (b) “guidelines” that, while not mandatory,
are considered by the Planning Director in determining if the proposed action

meets the intent of the design guidelines.

If you really do not know the answer, or if a question does not apply to your
proposal, write “do not know” or “does not apply”. Complete answers to the
questions now may avoid unnecessary delays later.

A. SITE DESIGN AND BUILDING LOCATION:

Intent: To ensure that buildings are located in relation to streets and other

buildings so that the Vision of the City of Renton can be realized for a high-

density urban environment; so that businesses enjoy visibility from public
rights-of-way; and to encourage pedestrian activity throughout the district.

1. Site Design and Street Pattern:

Intent: To ensure that the City of Renton Vision can be realized within the

Urban Center Districts; plan districts that are organized for effi€1VED
JAN 1 Z015
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